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ORDINANCE  PROVIDING  FOR  A CITY  PLAN  COM- 
MISSION FOR  THE  CITY  OF  PROVIDENCE. 

(Approved  December  2,  1913.) 

It  is  ordained  by  the  City  Council  of  the  City  of  Providence  as 
follows : 

Section  i.  In  and  for  the  City  of  Providence  there  shall 
be  a city  plan  commission,  consisting  of  the  mayor,  the  presi- 
dent of  the  board  of  aldermen,  the  president  of  the  common 
council  and  the  commissioner  of  public  works,  all  ex-officio, 
and  four  persons  to  be  appointed  by  the  mayor  of  said  city 
from  citizens  of  the  city  who  hold  no  official  position  in  or 
under  the  city  government,  and  who  are  interested  in  and  have 
special  qualifications  for  the  work  pertaining  to  city  planning. 

Sec.  2.  Within  thirty  days  after  the  passage  hereof,  the 
mayor  shall  appoint  such  appointive  members,  two  thereof 
to  serve  until  the  first  day  of  February,  1915,  and  the  other 
two  until  the  first  day  of  February,  1917;  and  in  the  month 
of  January,  1915,  and  in  January  of  every  second  year  there- 
after, he  shall  appoint  two  of  such  members  to  serve  until  the 
first  day  of  February  in  the  fourth  year  following  the  year  of 
their  appointment ; and  such  appointive  members  shall  continue 
to  serve  until  their  successors  are  appointed  and  have  accepted 
such  appointment.  The  mayor  shall  fill  any  vacancy  occurring 
among  the  members  of  the  commission,  who  are  appointed  by 
the  mayor,  by  appointing  such  a citizen  as  a member  for  the 
unexpired  term.  As  soon  as  practicable  after  such  original  and 
each  biennial  appointment,  said  commission  shall  organize  by 
electing  from  its  own  number  a chairman  and  a. secretary,  but 
no  ex-officio  member  shall  be  eligible  for  either  of  said  posi- 
tions. No  member  of  said  commission  shall  receive  any  com- 
pensation as  such  member,  or  for  any  services  rendered  said 
commission. 

Sec.  3.  Said  commission  shall  have  the  following  advisory 
powers  and  duties:  It  shall  jnake  careful  studies  of  the  con- 
struction, resources,  possibilities  and  needs  of  the  city  with 
special  reference  to  its  future  and  progressive  development. 
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and  particularly  shall  investigate  and  consider  as  to  any  present 
or  impending  civic  problems  involving  the  physical  construc- 
tion, arrangement  or  equipment  of  the  city;  the  causes  and 
prevention  of  congestion  of  population,  habitation  or  travel  in 
the  city;  the  causes  and  the  prevention  of  slum  districts  and 
the  improvement  of  any  districts  in  the  city,  which  are  run 
down  or  decreasing  in  value ; the  public  health  or  sanitary  con- 
dition of  the  city,  or  any  public  means  or  facilities  for  pro- 
moting the  public  health,  comfort  or  welfare.  After  the  year 
A.  D.  1914,  it  annually  on  the  first  Monday  of  January  shall 
make  to  the  city  council  its  report,  stating  any  facts  or  infor- 
mation relative  to  the  condition  of  the  city  or  any  of  the  afore- 
going matters,  and  submitting  any  plans  or  proposals  for  the 
development  or  improvement  of  the  city  and  estimates  of  the 
cost  thereof  in  reasonable  detail,  with  its  advices  and  recom- 
mendations. In  the  performance  of  its  general  duties  herein 
prescribed,  it  shall  not  interfere  with  any  commission  or  com- 
mittee having  charge  of  the  investigation  of  any  special  matter 
referred  to  it  by  the  city  council  or  either  branch  thereof.  It 
shall  investigate  and  report  with  its  advices  and  recommenda- 
tions to  the  city  council  as  to  any  special  matter  referred  to  it 
by  resolution  or  ordinance  of  the  city  council. 

Sec.  4.  Said  commission  shall  prepare,  and  when  com- 
pleted report  to  the  city  council,  a comprehensive  plan  for  the 
systematic  and  harmonious  development  of  the  city,  based  pri- 
marily on  practical  utility  and  the  public  convenience  and 
health,  and  relative  thereto  may  cause  to  be  made  any  maps  or 
drawings  of  any  parts  of  the  city  in  which  it  is  proposed  to 
locate  or  make  any  improvements.  In  the  performance  of  any 
of  its  duties,  it  may  employ  expert  or  other  advice  or  services 
and  incur  any  other  expense  necessary  therefor,  but  it  shall 
not,  for  any  purpose,  contract  for  the  payment  of  any  sum  of 
money  or  incur  any  expense  greater  than  the  amount  then 
appropriated  and  available  therefor.  Said  commission  may 
confer  with  and  invoke  the  aid  of  any  departments  or  officers 
of  the  city.  It  may  at  any  time  make  preliminary  report  to  the 
city  council  concerning  its  proposed  plan  or  scope  of  work,  and 
the  estimated  cost  thereof  for  any  year  and  the  estimated  total 
cost  of  executing  the  same. 
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Membership  of  City  Plan  Commission. 
Ex-Officio  Members : 


Mayor 

Hon.  Joseph  H.  Gainer  - - - - 1914- 

Presidents  of  the  Board  of  Aldermen 
William  P.  Vaughn  -----  1914 

John  Kelso  -------  1915-1916 

Martin  S.  Budlong  -----  1917-1918 

Joseph  Balch  -------  1919 

E.  Merle  Bixby  ------  1920 

President  of  the  Common  Council 
William  A.  Schofield’  - - - - 1914- 

Commissioner  of  Public  Works 
Walter  F.  Slade  ------  1914- 

Members  Appointed  by  the  Mayor 
Eleazer  B.  Homer  -----  1914-1916 

Henry  A.  Barker  ------  1914- 

Theodore  Francis  Green  - - - 1914-1918 

Thomas  F.  Farrell  - - - - - 1914- 

John  Hutchins  Cady  - - - - - 1917- 

Arthur  Henius  ------  1919- 


Officers  of  the  Commission 


Chairmen 

Eleazer  B.  Homer  -----  1914-1916 

Theodore  Francis  Green  - - - 1917-1918 
Henry  A.  Barker  ------  1919- 

Secretaries 

Henry  A.  Barker  ------  1914-1918 

John  Hutchins  Cady  - - - - - 1919- 
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CITY  OF  PROVIDENCE 


SECOND  ANNUAL  REPORT  OF  THE  CITY  PLAN 
COMMISSION  FOR  THE  YEAR  1915. 


To  the  Honorable , the  City  Council  of  Providence : 
Gentlemen  : 

In  obedience  to  a provision  of  Chapter  599  of  the  City 
Ordinances  by  which  the  City  Plan  Commission  was  created, 
the  Commission  respectfully  submits  this,  its  second  annual 
report : 

Your  Commission  held  sixteen  meetings  during  the  year 
1915,  and  participated  in  a number  of  conferences  with 
representatives  of  various  interests  affected  by  several  of  the 
projects  that  have  been  under  consideration.  Several  proposed 
municipal  enterprises  and  public  improvements,  to  which  refer- 
ence has  previously  been  made  in  communications  to  your 
% Honorable  Body,  have  been  more  fully  developed  during  the 
past  year.  The  projects  for  a new  street  parallel  with  the 
South  Providence  waterfront  and  for  the  development  of  the 
“Public  Garden”  area,  so  called,  between  the  Union  Station 
and  the  State  House,  have  been  worked  out  in  careful  detail 
and  much  study  given  to  various  other  propositions  included 
in  the  long  list  that  has  been  set  before  us  for  consideration. 

Scope  of  City  Planning  in  Providence. 

No  one  can  possibly  doubt  the  importance  and  the  ultimate 
economy  of  a competent  performance  of  the  obligations  set 
forth  in  the  ordinance  which  says  that  the  Commission  shall 
“make  careful  studies  of  the  construction,  resources,  pos- 
sibilities and  needs  of  the  city  with  special  reference  to  its 


5 


future  and  progressive  development,  and  particularly  shall 
investigate  and  consider  as  to  any  present  or  impending  civic 
problems  involving  the  physical  construction,  arrangement  or 
equipment  of  the  city.” 

At  the  very  outset  the  Commission  was  confronted  with  a 
list  of  over  one  hundred  such  civic  problems,  nearly  all  of 
them  demanding  technical  study,  expert  consideration  and 
laborious  research  work,  draughting  and  collection  of  data 
that  has  almost  never  previously  been  gathered.  Yet  is  it  not 
true  that  upon  the  treatment  of  matters,  such  as  these,  the 
maintenance,  not  to  say  growth;  of  the  property  values,  and 
the  future  well-being  of  the  city  may  conceivably  depend? 

Within  the  scope  of  our  inquiries  it  is  also  decreed  that  the 
Commission  shall  study  and  report  upon  “the  causes  and 
prevention  of  congestion  of  population,  prevention  of  slum 
districts  and  the  improvement  of  any  districts  in  the  city  which 
are  run  down  or  decreasing  in  value,  the  public  health  or 
sanitary  condition  of  the  city,  or  any  public  means  or  facilities 
for  promoting  the  public  health,  comfort  or  welfare.” 

Systematic  Development  of  the  Whole  City. 

The  Commission  is  also  expected  to  prepare  “ a compre- 
hensive plan  for  the  systematic  and  harmonious  development 
pf  the  city,  based  primarily  on  practical  utility  and  the  public 
convenience  and  health”,  and  to  make  maps  or  drawings  of 
“any  part  of  the  city  in  which  it  is  proposed  to  locate  or  make 
any  improvements.” 

It  must  not  be  forgotten  that  the  present  area  of  the  city, 
which  is  smaller  in  acreage  than  that  of  any  other  city  of  its 
population  in  America,  and  indeed  smaller  than  any  other  city 
possessing  150,000  people,  is  destined  in  time  to  be  enlarged, 
and  that  many  of  our  problems  of  transportation,  internal 
traffic  and  public  institutions  are  complicated  by  the  fact  that 
the  daytime  population  of  Providence  is  about  twice  as  great 
as  that  enumerated  by  the  census  reports,  while  the  city  is  the 
piore  or  less  habitual  visiting  place  and  shopping  centre  of 
probably  a million  people.  Its  people  are  of  diverse  character 
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PLATE  I— STUDY  OF  GRADES  AROUND  MONUMENT 'PLAZA  IN  CONNECTION  WITH  “PUBLIC  GARDEN’1 


PLATE  II— STUDY  OF  GRADES  AROUND  MONUMENT  PL  AZA  IN  CONNECTION  WITH  "PUBLIC  GARDEN” 


and  of  many  nations.  Its  institutions  are  unusually  varied. 
Its  contour  presents  certain  difficulties.  Its  industries  are  of 
piany  types.  Its  future  activities  include  those  of  the  sea  as 
well  as  of  the  land  and  demand  consideration  of  waterside 
terminals  with  ready  connection,  not  only  with  rail  facilities, 
but,  in  these  days  of  motor  truck  development,  with  the  radiat- 
ing State  Highway  system  of  Southern  New  England. 

Plenty  of  Work  in  Sight. 

All  this  means  a pretty  thorough  survey  of  a great  city  and 
a Metropolitan  District,  which  sociologically  is  about  as  com- 
plex as  any  community  in  America. 

It  may  not  be  feared  that  this  Commission  will  seek  in  vain 
among  this  extensive  list  of  obligations,  and  definite  directions, 
for  tasks  with  which  its  members  may  occupy  themselves  for 
years  to  come. 

But  though  the  Commissioners  themselves  may  bravely 
attack  any  or  all  of  these  problems  as  a labor  of  love  and 
civic  satisfaction,  public  expediency  requires  that  they  have 
professional  assistance  of  a very  high  order  in  several  different 
lines  of  human  activity,  and  that  they  have  competent  services 
of  engineers,  draughtsmen  and  other  employees. 

A part  of  the  duties  that  deal  with  sociological  aspects  of 
the  city  and  with  matters  of  health  and  sanitary  conditions 
may  perhaps  be  not  as  formidable  as  they  at  first  appear,  since 
they  would  be  simply  co-operative  with  well  established  and 
more  properly  supported  departments,  for  the  purpose  of  cor- 
relating various  municipal  undertakings  and  bringing  the 
physical  development  of  the  city’s  area  into  harmony  with  the 
various  requirements  of  the  life  of  its  people. 

Your  Commission  is  not  begging  an  opportunity  to  under- 
take all  of  the  really  monumental  tasks  enumerated, — which 
seem  to  include  all  the  elements  within  the  scope  of  city 
planning, — but  they  are  fully  conscious  of  the  importance  of 
them  all,  and  doubly  conscious  that  but  little  headway  is  likely 
to  be  made  in  any  of  them  without  ample  funds  from  the 
city  treasury. 
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General  Plans  Rather  Than  Minor  Projects. 

It  is  conceived  by  the  Commission  that  the  most  important 
work  t'o  which  it  is  called,  and  one  which  cannot  be  under- 
taken except  through  the  agency  of  such  a Commission,  is  the 
making  of  a comprehensive  plan  for  the  systematic  and  har-  , 
monious  development  of  the  city,  for  the  progressive  accom- 
plishment, step  by  step,  of  a constructive  programme,  and  that 
this  plan  should  proceed  from  the  rougher  and  more  general 
outlines  to  the  more  minute  and  definite  details.  It  should 
deal  with  the  city  map  considered  as  a whole,  and  with  rela- 
tion to  the  suburbs  and  surroundings  of  the  city,  urban 
approaches  and  tributary  territory, — rather  than  with  specific 
enterprises  that  may  be  undertaken  and  are  being  undertaken 
by  other  existing  departments. 

Improvements  Generally  Spasmodic  and  Conflicting. 

Most  of  the  improvements  made  by  cities  deal  with  limited 
areas  and  the  local  needs  of  those  areas,  without  regard  to 
any  relation  to  the  city  as  a whole.  Frequently  there  is  entire 
lack  of  coordination  between  the  various  city  departments  con- 
cerned in  a single  project. 

The  results  of  these  spasmodic  and  haphazard  undertakings 
are  increased  cost  and  lack  of  general  utility  in  the  long  run, 
and  the  consequent  undoing  and  constant  making  over  of 
things  accomplished  in  response  to  impulse  rather  than  design. 

Such  policy  also,  which  is  the  one  usually  followed  in 
American  cities,  brings  about  the  doing  in  expensive  ways  of 
many  things  of  minor  importance  for  which  there  appears  to 
be  a particularly  vociferous  appeal  from  some  organized  neigh- 
borhood group,  and  neglects  other  enterprises  fundamental  to 
the  larger  welfare  of  the  whole  community. 

The  Commission  has  not  yet  been  in  a position  to  undertake 
any  such  comprehensive  survey  or  work  out  such  a progressive 
programme, — and  so,  holding  this  in  abeyance,  has  turned  its 
especial  attention  to  certain  enterprises  that  were  fully  per- 
ceived, on  the  one  hand,  to  be  parts  of  such  a programme, — 
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and,  on  the  other  hand,  were  of  a character  that  required  the 
bringing  together  and  harmonizing  of  various  interests.  Of 
such  kind  are  those  of  the  Public  Garden,  the  South  Provi- 
dence thoroughfare  and  many  of  the  desired  developments  of 
the  “Northwest  Section.” 

THE  “PUBLIC  GARDEN”  IMPROVEMENT. 

The  Public  Garden  project,  as  has'  been  pointed  out,  involves 
co-operation  between  the  City,  State  and  railroad  companies 
owning  the  west  freight  yard.  Any  fear  that  the  business 
interests  of  Providence  would  suffer  from  disturbance  of  the 
present  freight  receiving  facilities,  through  the  taking  of  a 
certain  obtrusive  and  troublesome  corner  of  the  railroad  yard, 
may  be  set  at  rest  when  it  is  stated  that  only  about  six  per 
cent  of  the  trackage  in  this  yard  would  be  done  away  with. 
Moreover,  this  yard,  while  it  is  undoubtedly  the  most  con- 
spicuous, is  by  no  means  the  largest  freight  yard  in  the  city. 

Street  Lines  Should  be  Permanently  Fixed. 

The  particular  reason  for  urging  that  this  be  done  just  now, 
is  primarily  an  aesthetic  one.  Public  convenience  and  the 
improvement  of  the  highway  facilities  of  the  central  part  of 
the  city  paint  to  the  removal  of  that  obnoxious  angle  the 
present  corner  of  Gaspee  and  Stillman  streets.  If  it  were 
merely  a matter  of  appearance,  it  might  perhaps  be  possible 
to  do  away  with  its  most  objectionable  feature  by  skillful  and 
generous  planting.  It  is,  however,  essential  that  a convenient 
plan  for  street  alterations  be  undertaken  and  that  this  plan 
be  the  permanent  one.  The  project  submitted,  therefore,  is 
for  work  that  would  not  have  to  be  undone  at  any  future  time. 

It  is  generally  conceded  that  eventually  this  entire  yard  will 
be  found  so  inadequate  for  its  purposes,  and  so  uneconomical 
in  operation  that  it  will  be  entirely  abandoned  by  the  railroad 
company ; but  whether  .this  is  the  case  or  not,  no  change  would 
be  called  for  in  the  lines  of  the  streets  or  the  arrangement  of 
the  public  grounds  as  shown  in  the  plans  presented  by  this 
Commission. 
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Important  Highway  Project  Involved. 

Except  by  the  removal  of  this  corner  of  the  freight  yard, 
however,  the  present  obstruction  to  traffic  movement  will  be 
perpetuated.  The  city  will  thus  lose  the  possibility  of  an  ex- 
tremely useful  highway  between  its  north  and  south  ends  by 
which  the  congestion  of  the  downtown  district  might  be  largely 
avoided.  The  building  of  such  a street  at  any  future  time 
would  involve  a large  expense  and  the  destruction  of  other 
work  done  at  this  time. 

Negotiations  are  now  in  progress  with  a view  to  the  acquire- 
ment of  this  necessary  portion  of  the  railroad  lands,  between 
the  City  Council  Joint  Special  Committee  on  Relations  with 
the  New  York,  New  Haven  and  Hartford  Railroad  Company 
and  representatives  of  that  corporation.  A suggestion  that 
other  land  be  found  to  make  up  to  the  railroad  company  for 
the  small  corner  proposed  to  be  taken  has  led  your  Commission 
to  some  study  of  the  possibility  of  extending  the  Gaspee  Street 
freight  yard  and  Market  terminals  near  Promenade  Street  and 
Kinsley  Avenue,  and  to  the  other  freight  yard  projects  now 
under  consideration  at  the  north  end  of  the  city  near  the  Paw- 
tucket line,  and  the  ones  near  Olneyville  Square  and  the  water 
front.  It  is  believed,  however,  that  payment  for  the  land  now 
needed  should  be  on  a cash  basis  and  that  much  larger  exten- 
sions of  other  yards  be  considered  as  separate  problems,  for 
surely  this  particular  area  is  rather  negligible  in  any  facilities 
that  it  now  affords  for  freight  handling,  and  provision  of  vastly 
more  adequate  terminals  is  even  now  of  pressing  importance. 

Detailed  Estimates  Are  Submitted. 

The  estimate  of  cost  based  upon  the  value  of  land  proposed 
to  be  given  and  taken  between  the  various  parties  concerned  in 
this  project  is  herewith  submitted,  together  with  a suggested 
division  of  the  cost  of  development  and  assessment  between 
the  City  and  State,  which  is  proposed  as  a result  of  confer- 
ences with  the  State  House  Commissioners.  Certain  contem- 
plated embellishments  of  the  State  House  surroundings  appear 
to  dovetail  very  effectively  with  this  plan,  and  the  creation  of 
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a “Monument  Plaza”  at  the  foot  of  the  main  approach  to  the 
Capitol  Building  furnishes  opportunity  for  an  important 
memorial  to  one  of. ‘Rhode  Island’s  most  distinguished  sons,  and 
for  an  architectural  feature  of  importance.  (Plates  I and  II.) 
The  architects  of  the  State  House, — McKim,  Mead  & White 
of  New  York, — are  now  working  upon  the  details  of  this  em- 
bellishment, upon  the  lines  more  roughly  sketched  by  this  Com- 
mission. Neither  the  embellishment,  which  would  conceivably 
be  paid  for  by  the  State,  nor  the  improvement  of  the  river 
walls,  which  is  more  appropriately  an  undertaking  for  the 
City,  is  essential  in  the  immediate  carrying  out  of  the  main 
features  of  the  plan. 

Proposed  Division  of  Cost. 

It  will  be  seen  that  the  valuation  of  land  which  it  is  pro- 
posed to  acquire  from  the  railroad  companies  is  $57,420.,  and 
the  net  cost  of  grading  as  estimated  by  the  City  Engineer  is 
$147,623.,  which  should  be  divided  equally  between  the  City 
and  State.  This  later  embellishment  of  the  Monument  Plaza, 
which  is  essentially  a feature  to  the  State  House  and  therefore 
properly  undertaken  by  the  State,  is  estimated  at  $30,600., 
while  the  expected  cost  of  improvements  of  the  river  walls 
together  with  a new  bridge  that  must  some  time  be  built  at 
Gaspee  Street  is  $105,700. 

A triangular  piece  of  land  between  Promenade  and  Francis 
Streets  is  assigned  to  the  city  to  make  an  equal  division  of  the 
whole  area  with  the  State,  but  might  be  assigned  to  the  State 
at  its  valuation  of  $47,525. 

The  estimates  prepared  by  the  Commission  are  as  follows : 

Approximate  Estimates,  Public  Garden  Improvement. 

ESTIMATE  A. 

(Cost  to  be  Divided  Equally  between  City  and  State.) 

1.  Grading  and  paving  Franicis  Street  ($2,940.00  of  this 

amount  to  be  paid  by  The  Rhode  Island  Company)  . . . $41,000  00 


2.  Grading  and  paving  Gaspee  Street  35,000  00 

3.  Grading  and  paving  (Hayes  Street  4,000  00 

4.  Land  to  be  taken  from  West  Freight  Yard  (tax  valua- 

tion)   57,420  00 
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5.  Planting  and  loam  around  Plaza,  side  of  Gaspee  Street, 

trees  along  streets,  planting  around  bridges,  park  on 
Railroad  Street 12,225  00 

6.  Change  in  Normal  School  road  and  planting  same 918  00 


Total $150,563  00 

Less  portion  to  be  paid  by  The  Rhode  Island  Company  2,940  00 

Total  $147,623  00 

Divide  this  amount  of  $147,623.00  in  equal  parts,  making  $73,812.00  each 
for  the  City  and  State. 


ESTIMATE  B. 

Monument  Plaza. 

(Special  Work  for  the  State.) 

1.  Marble  balustrade,  like  balustrades  at  State  House $16,000  00 

2.  Marble  steps  and  posts  back  of  monument 10,800  OO 

3.  Ornamental  bronze  light  and  trolley  poles  on  Isles  of 

Safety 3,800  00 


4. 


5. 


River  Banks. 

(Special  Work  for  the  City.) 

Cutting  down  river  bank  walls  from  Gaspee  Street  to 

railroad  over  river  

(Stone  buttresses  and  angles  on  Francis  Street  bridge) 
New  Gaspee  Street  bridge  


$30,600  OO 


$16,000  00 
89,700  OO 


6. 


Triangle. 


$105,700  00 


Assessed  valuation  of  triangular  piece  of  land  between 

Promenade  Street  and  Francis  Street $47,525  00 

(Assigned  to  the  City  to  make  an  equal  division  of  the 
land  but  which  may  be  assigned  to  the  State  if  the 
latter  prefers.) 


ESTIMATE  C. 

Land  to  be  Taken  from  West  Freight  Yard. 
Land  to  be  acquired  from  Providence  & Wor- 
cester R.  R.  Company: 


For  highway  purposes  19,340  sq.  ft. 

In  fee  simple  12,036  “ “ 


31,376  “ “ 

Land  to  revert  to  the  Providence  & Worcester 

R.  R.  Company 413  “ “ 


Net  area  furnished  by  the  P.  & W.  R.  R.  Co.. . . 30,963  “ “ 

30,963  sq.  ft.  at  $0.50  per  sq.  ft $15,481  50 
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Land  to  be  acquired  from  the  N.  Y.,  N.  H..  & H. 

R.  R.  Company: 

For  highway  purposes  21,165  sq.  ft. 

In  fee  simple 10,206  “ “ 

31,371  “ “ 

Land  to  revert  to  the  N.  Y.,  N.  H.  & H.  R.  R. 

Company 3,412  “ “ 

Net  area  furnished  by  the  N.  Y.,  N.  H.  & H. 

R.  R.  Company 27,959  ‘‘  “ 

27,959  sq.  ft.  at  $1.50  per  sq.  ft $41,938  50 

Valuation  net  area  P.  & W.  R.  R $15,481  50 

Valuation  net  area  N.  Y.,  N.  H.  & H.  R.  R.  41,938  50 

Total  valuation $57,420  00 

In  the  preparation  of  the  above  estimates  the  Commission  has  re- 
ceived valuable  assistance  as  follows : 

Grading — City  Engineer’s  Office,  .Mr.  Milton  H.  Bronsdon. 

Streets — Department  of  Public  Works. 

Real  Estate — Mr.  Louis  D.  Richardson,  Assistant  Engineer. 

Planting — Mr.  Frederick  C.  Green,  Superintendent  of  Parks. 

Marble  and  Concrete  Works — Norcross  Brothers. 


SOUTH  PROVIDENCE  PROJECT. 

Proposed  Highway  Midway  Between  Eddy  Street  and 
Allen’s  Avenue,  Rejuvenating  South  Providence  Section. 

Within  a comparatively  short  time  it  has  come  to  be 
recognized  that  Allen’s  Avenue,  but  recently  completed  along 
the  fast  developing  waterfront  of  the  “South  Providence” 
section  of  the  city,  will  soon  be  wholly  inadequate  for  its 
various  purposes.  Eventually  it  must  serve  for  the  heavy  traffic 
of  motor  trucks  and  delivery  teams  proceeding  to  the  State  and 
City  piers  and  to  other  existing  and  future  wharves.  Already 
it  has  two  lines  of  rails  for  freight  cars,  and  trolley  freight  and 
passenger  service  must  also  be  provided  for.  It  is  also  the 
direct  route  from  the  business  center  of  the  city  to  a very 
large  and  rapidly  building  residential  district  partly  within  and 
partly  outside  of  the  city  limits  of  Providence.  The  only  other 
way  of  reaching  the  residential  section  of  Washington  Park, 
Edgewood  and  Pawtuxet  by  anything  like  so  direct  a way  is 
via  Eddy  Street,  which  is  narrow,  much  congested  and  with  a 
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troublesome  grade.  Between  Eddy  Street  and  Allen’s  Avenue 
is  a large  area  of  undeveloped  or  badly  developed  territory 
which  for  nearly  two-score  of  years, — although  very  close  to 
the  business  section, — has  presented  a case  of  “arrested  devel- 
opment,” or  actual  deterioration  of  values,  on  account  of  the 
character  of  its  contour.  Its  location  on  the  city  map  indicates 
that  it  should  possess  a very  considerable  valuation  and  that 
it  ought  logically  to  permit  much  opportunity  for  business 
structures,  warehouses  and  manufacturies  as  well  as  homes 
for  many  of  the  workers  employed  there  and  in  the  various 
activities  of  the  new  waterfront.  With  the  exception  of  two 
or  three  streets  that  have  been  built  across  between  the  two 
main  thoroughfares,  the  platting  exists  for  the  most  part  only 
on  the  map.  Little  “dead  end”  streets  start  eastward  from 
Eddy  Street  and  end  ignominously  at  the  edge  of  a mighty 
sand  bank  or  on  the  wooded  bluff  overlooking  the  half  filled 
area  of  the  old  Burgess  Cove.  Across  the  “Bad  Lands”  a 
fringe  of  mercantile  buildings  is  extending  itself  along  the 
western  side  of  Allen’s  Avenue,  where  the  grade  is  on  the 
lower  level. 

Great  Area  to  be  Made  Valuable. 

The  reclamation  of  the  large  area  is  not  a job  for  private 
enterprise  and  can  be  accomplished  apparently  only  by  a com- 
prehensive project  undertaken  by  the  city.  A study  of  the 
situation  indicates  that  such  a project  would  be  very  profit- 
able, increasing  the  value  or  selling  price  of  the  land  by  an 
amount  much  greater  than  any  possible  cost  of  grading,  pro- 
vided that  work  was  done  in  a wholesale  manner,  utilizing  the 
hummocks  to  fill  in  the  hollows.  It  would  then,  and  with  much 
certainty,  be  built  over  very  extensively,  and  the  increased 
valuation  would  pay  taxes  very  large  in  proportion  to  the 
interest  and  cost  of  the  enterprise. 

Subdivision  of  General  Plan. 

The  project  as  studied  by  your  Commission  divides  itself 
into  several  parts,  each  of  which  appears  to  be  entirely  desir- 
able, considered  by  itself,  and  still  more  desirable,  as  part  of 
the  larger  plan. 
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PLATE  III— PROPOSED  HIGHWAY  BETWEEN  ALLEN’S  AVENUE  AND  EDDY  STREET. 


i 


PLATE  IV— STUDY  FOR  TREATMENT  OF  ALDRICH  STREET. 
Showing  new  lines  to  conform  with  roadbed  of  the  Southern  New  England  Railroad. 


Additional  Highway  Now  Required. 

In  the  first  place,  the  Commission  worked  out  a plan  for  an 
eighty  foot  highway,  for  the  relief  both  of  Allen’s  Avenue  and 
of  Eddy  Street,  extending  generally  parallel  with  these  high- 
ways and  at  an  intermediate  level  (Plate  III). 

Along  the  eastern  edge  of  the  street,  most  of  the  way 
from  Rhodes  Street  to  Pavilion  Avenue,  a steep  bank  would 
slope  down  to  a level  only  a little  above  that  of  Allen’s  Avenue, 
the  lower  area  being  particularly  suited  for  business  buildings. 
Between  the  proposed  street  and  Eddy  Street,  apartments  and 
tenements  would  probably  prevail  for  a long  time  to  come,  and 
residential  values  to  the  west  as  well  as  to  the  east  of  Eddy 
Street  would  be  vastly  improved  by  the  reclamation  of  the 
district  and  better  approaches  to  the  waterfront. 

South  of  Pavilion  Avenue  the  line  of  the  street  as  proposed 
crosses  the  wide  valley  in  which  are  the  tracks  of  the  New 
Haven  and  Southern  New  England  Railroads,  and  on  the 
opposite  bank  is  Ernest  Street,  which  leads  from  Eddy  Street 
down  across  Allen’s  Avenue  to  the  new  Municipal  Wharf  and 
the  Sewage  Disposal  Plant.  The  proposed  street  would  have 
to  cross  the  valley  on  a viaduct  with  a fill  at  either  end.  It 
would  then  cross  Ernest  Street  and  extend  across  land  at  pres- 
ent unbuilt,  running  into  Allen’s  Avenue  at  the  corner  of  New 
York  Avenue  on  a long  angle  or  “reverse  fork.” 

Providing  for  Future  Extensions. 

It  is  proposed  that  the  rights  of  way  for  the  whole  length  of 
this  avenue  be  secured,  but  that  the  section  from  Allen’s  Ave- 
nue to  Pavilion  Avenue  be  built  immediately,  leaving  the  via- 
duct, which  is  the  most  costly  feature  of  the  whole  plan,  for 
later  construction.  The  viaduct  will  probably  cost  no  more  or 
but  little  more  a decade  hence  than  it  would  now,  but  obstruc- 
tions may  make  the  cost  of  a right  of  way  prohibitive. 

In  the  accompanying  estimates,  the  project  for  the  whole 
street,  including  the  viaduct,  is  listed  as  “Improvement  A”, 
total  cost  $1,004,552.,  of  which  $587,000.  is  the  estimated  cost 
of  the  viaduct. 
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It  will  'be  seen  that  by  a little  widening  of  Pavilion  Avenue 
on  its  unbuilt  side  a pretty  direct  outlet  would  be  furnished  by 
the  south  end  of  the  street  until  such  time  as  the  viaduct  was 
built. 

The  new  section  proposed  for  immediate  undertaking  from 
Allen’s  Avenue  to  Eddy  Street  via  Pavilion  Avenue  is  desig- 
nated as  “Improvement  D”,  with  an  estimated  cost  of  $383,157., 
and  provides  about  75  per  cent  of  the  traffic  advantages  now 
needed,  at  about  37  per  cent  of  the  cost  of  the  larger  project. 
The  remaining  portion  of  the  street  south  of  Pavilion  Avenue 
and  including  the  future  viaduct  is  designated  by  the  caption 
“Improvement  E”,  and  apart  from  the  viaduct  is  estimated 
to  cost  $48,142. 

The  proposition  for  regrading  a section  of  territory  between 
the  proposed  new  street  and  Allen’s  Avenue  is  designated 
“Improvement  C”.  Just  what  this  land  would  be  worth  after 
such  an  improvement  were  made  cannot  be  foretold  at  this 
time.  Certain  it  is,  however,  that  with  its  proximity  to 
wharves  and  railroad  connections,  with  proper  street  ap- 
proaches and  the  general  clearing  up  of  present  unfavorable 
conditions,  it  would  possess  very  large  value  for  business  and 
mercantile  purposes. 


SOUTH  PROVIDENCE  PROJECT. 

Improvement  A. 

(Whole  Project.) 


SO  ft.  highway  8020  ft.  long  lying  between  Allen’s  Avenue  and  Eddy 
Street  and  extending  from  Henderson  Street  to 
New  York  Avenue. 


Including  cut  and  fill,  supporting  earth  banks,  viaduct 
over  railroads  and  side  street  changes. 

Land  and  damages : 

No.  of  sq.  ft.  taken.. 973,112 

Tax  value  of  land $81,369  00 

Damages  to  buildings  183,950  00 

Raising  or  lowering  buildings,  43  at  $500.00 

each 21,500  00 

$286,819  00 

Excavation : 


Cubic  yard?  to  be  moved  to  bring  street  and 
banks  to  grade,  75,008  cut,  101,046  fill,  or 

176,054  at  $0.20  35,210  00 
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Main  road : 

Bituminous  macadam  road  60  ft.  wide,  8020 

ft.  long,  "at  $1.25 66,832  00 

Gravel  sidewalks  10  ft.  wide  at  $0.10  per  sq. 

yd 1,782  00 

Curbing  at  $2.00  per  ft.  of  road 16,040  00 

84,654  00 

Side  streets  24  ft.  wide,  1975  ft.  long,  at  $1.25. . 6,568  OO 

Gravel  sidewalks  8 ft.  wide  at  $0.10  per  sq.  yd. . 351  00 

Curbing  at  $2.00  per  ft.  of  road 3,950  00 

10,869  00 

Viaduct  1000  ft.  long,  80  ft.  wide,  at  $587.00  per  running  ft.  587,000  00 


Total $1,004,552  00 


Improvement  C. 

Regrading  land  between  Allen’s  Avenue  and  80  ft.  highway,  and  be- 
tween Blackstone  and  Seymour  Streets. 

Areas  in  sq.  ft  Tax  Valuation. 


Area  of  whole  location  1,549,536 
Old  streets 348,362 


Area  of  all  lots 1,201,174  $174,981  00 

98  lots  on  Allen’s  Ave- 
nue out  577,095  133,301  00 


Area  of  remaining  lots  624,079  $41,680  00  $0,066  per  sq.  ft. 

Area  of  new  street...  66,200 


Area  of  lots  to  be  sold  557,879  at  $0,066  $36,820  00 


These  lots  after  improvement  would  probably  be  worth 
one  dollar  per  foot  for  business  purposes. 

Cost  of  Improvement. 


Tax  valuation  of  land  $41,680  00 

Cost  of  excavating  978,273  cu.  yds.  at  $0.20 195,654  00 

Tax  value  of  buildings  77,400  00 


$314,734  00 

Resale  of  this  land  at  $0.57  per  foot  would  pay  for  the  improvement. 
Tax  returns  from  new  buildings  not  included. 

98  lots  on  Allen’s  Avenue  with  buildings  having  a tax  valuation  of 
$108,700.00  not  included,  as  these  can  be  left  practically  undisturbed. 

Improvement  D. 

Northern  Section  of  “Improvement  A.” 

80  ft.  highway  5340  ft.  long  lying  between  Allen’s  Avenue  and  Eddy 
Street  and  extending  from  Henderson  Street  to  Pavilion  Avenue, 
and  up  Pavilion  Avenue  to  Eddy  Street. 

Including  cut  and  fill,  supporting  earth  banks  and 
side  street  changes. 

Land  and  damages : 

No.  of  sq.  ft.  taken 872,508 

Tax  value  of  land $77,377  00 
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Damages  to  buildings  186,950  00 

Raising  or  lowering  46  buildings  at  $500.00 

each 23,000  00 

$287,327  00 

Excavation : 

Cubic  yards  to  be  moved  to  bring  streets 
and  banks  to  grade,  52,673  cut,  90,304  fill, 

or  142,977  cu.  yds.  at  $0.20 28,595  00 

Main  road : 

Bituminous  macadam  road  60  ft.  wide,  5340 

ft.  long,  at  $1.25  per  sq.  yd 44,500  00 

Gravel  sidewalks  10  ft.  wide  at  $0.10  per 

sq.  yd 1,186  00 

Curbing  at  $2.00  per  ft.  of  road 10,680  00 

56,366  00 

Side  streets  24  ft.  wide,  1975  ft.  long,  at  $1.25. ..  6,568  00 

Gravel  sidewalks  8 ft.  wide  at  $0.10  per  sq.  yd.  351  00 

Curbing  at  $2.00  per  ft.  of  road 3,950  00 

10,869  00 


Total  cost $383,157  00 


Improvement  E. 

(Southern  Section  of  “Improvement  A.”) 

80  ft.  highway  3230  ft.  long  lying  between  Eddy  Street  and  Allen’s 
Avenue  and  extending  from  Pavilion  Avenue  to  New  York 
Avenue. 


(A  continuation  of  “Improvement  D”  for  later 
accomplishment. ) 

Including  cut  and  fill  cost  of  highway  construction 
and  cost  of  viaduct. 

Land  and  damages : 

No.  of  sq.  ft.  taken 115,815 

Tax  value  of  land  $5,434  00 

Damage  to  building  2,000  00 


Excavation : 

Cubic  yards  to  be  moved  to  bring  street  to 
grade,  22,335  cut,  10,742  fill,  or  33,077  cu. 
yds.  at  $0.20  per  cu.  yd 


$7,434  00 


6,615  00 


Highway : 

Bituminous  macadam  road  60  ft.  wide,  3230 

ft.  long,  at  $1.25  per  sq.  yd 26,916  00 

Gravel  sidewalks  10  ft.  wide,  at  $0.10  per 

sq.  yd 717  00 

Curbing  at  $2.00  per  ft.  of  road 6,460  00 


Viaduct  1000  ft.  long,  80  ft.  wide,  at  $587.00  per 
running  foot  


34,093  00 
587,000  00 


$635,142  00 

The  two  sections  D and  E amount  to  slightly  more  than  A alone 
because  of  Pavilion  Avenue  improvements  in  connection  with  section  D. 
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ROGER  WILLIAMS  PARK  TO  FIELDS  POINT 


Attention  may  be  called  to  a proposition  originally  made  by 
the  Metropolitan  Park  Commission  for  a feasible  highway 
connection  between  Broad  Street  and  Roger  Williams  Park 
with  the  Municipal  Wharf  and  other  public  properties  at  Fields 
Point. 

For  years  some  such  connection  has  been  desired,  the 
original  route  proposed  being  by  means  of  Baker  Street,  with 
the  primary  purpose  of  establishing  a drive  from  the  City’s 
great  inland  park  to  the  historic  waterfront  outlook  at  Fort 
Independence.  A few  years  ago  such  a plan  became  less 
feasible  on  account  of  the  building  over  of  a portion  of  the 
route.  With  the  recent  dedication  of  Fort  Independence  as  a 
City  Park,  and  the  establishment  of  the  Metropolitan  Reserva- 
tion of  Edgewood  Beach  just  below,  and  other  waterfront 
parks  beyond,  such  a drive  now  assumes  a new  degree  of 
desirability  in  furnishing  a connecting  link  in  the  future  gen- 
eral park  system. 

Other  developments  in  the  vicinity  of  Fields  Point,  how- 
ever,— especially  the  building  of  the  city’s  new  sea  wall  and 
the  establishment  of  important  terminals  in  connection  with 
it, — suggest  traffic  and  general  highway  reasons  for  a direct 
highway  from  Broad  Street  that  rather  overshadow  its  useful 
features  as  a pleasure  drive,  though  this  need  not  interfere 
with  its  incidental  use  as  such. 

A peculiarly  favorable  opportunity  for  this  connection  ap- 
pears to  be  presented  just  now. 

The  Southern  New  England  Railway,  in  laying  out  its  new 
right  of  way  to  the  waterfront,  had  occasion  to  purchase  all 
of  the  lots  fronting  on  the  north  side  of  Aldrich  Street  for  a 
considerable  distance  east  from  Broad  Street  and  has  moved 
all  of  the  buildings  that  formerly  occupied  them  in  order  that 
the  rear  ends  of  the  Jots  might  be  utilized  for  their  roadbed. 
Apparently  the  front  ends  of  the  lots  are  not  in  any  way 
necessary  for  railroad  purposes  and  could  very  well  be  added 
to  the  street,  bringing  it  thereby  to  a generous  width.  At  a 
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point  between  Broad  and  Eddy  Streets,  however,  the  railroad 
curves  to  the  south  across  the  former  line  of  Aldrich  Street, 
thus  cutting  it  off  as  a highway  between  the  two  main  thor- 
oughfares. 

At  this  point,  also,  the  railroad  location  makes  use  of  con- 
siderable land  that  happens  to  belong  to  the  city  of  Providence, 
and  doubtless  in  time  will  be  called  upon  to  recompense  the 
City  for  its  taking,  as  well  as  for  the  making  of  adjoining  lot£ 
(also  the  property  of  the  City)  inaccessible  by  any  highway. 

It  is  perfectly  feasible,  however,  to  establish  a new  location 
f or  this  eastern  end  of  Aldrich  Street  by  curving  it  also  slightly 
to  the  south  and  parallel  with  the  railroad  (Plate  IV).  If 
this  were  done  the  street  would  intercept  Eddy  Street  at  a 
point  almost  exactly  opposite  Ernest  Street,  which  now  runs 
from  Eddy  Street  to  the  city’s  property,  crossing  Allen’s  Ave- 
nue near  the  pumping  station  of  the  Sewer  Department  and 
out  past  Fort  Independence  Park  towards  the  new  City  Dock. 

Every  opportunity,  therefore,  exists  for  the  creation  of  a 
direct  avenue  which  will  not  only  replace  the  loss  of  the  former 
ungraded  street,  but  will  make  a connection  obviously  useful 
for  many  purposes,  with  abundant  opportunity  for  adequate 
width  and  presumably  at  no  land  expense  to  the  City,  since 
the  area  taken  from  the  City  is  much  greater  than  that  belong- 
ing to  the  railroad  which  would  be  required  for  the  widening 
of  the  street  near  its  Broad  Street  end. 

This  Commission  has  as  yet  made  no  plans  for  the  building 
of  such  a thoroughfare,  but  hastens  to  present  its  accompany- 
ing estimate  of  land  given  and  taken  by  such  an  enterprise, 
suggesting  that  the  project  be  considered  in  the  settlement  of 
claims  against  the  Southern  New  England  Railroad.  It  would 
seem  as  if  mutual  advantage  might  thus  be  obtained. 

The  amount  of  additional  land  required  for  the  street  exten- 
sion is  estimated  at  17,694  square  feet,  and  the  area  which 
has  been  taken  by  the  railroad  company  from  the  city  itself  is 
22,595  square  feet.  The  amount  of  land  required  by  the  city 
is  therefore  less  than  that  given  up,  and  payment  for  the  excess 
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amount,  together  with  certain  other  damages,  would  be  a con- 
tribution toward  the  cost  of  grading  and  building  the  thorough- 
fare. 


Aldrich  Street  Improvement  Estimate. 

Land  necessary  for  City  to  acquire  from  Southern  New 
England  Railroad  Company  along  north  side  of  Aldrich 
Street  between  Broad  and  Rugby  Streets : 7,700  square  feet. 

Land  necessary  for  City  to  acquire  from  individual  owners: 
9,994  square  feet. 

Number  of  square  feet  of  land  taken  by  Southern  New  Eng- 
land Railroad  Company  from  the  City:  22,593  square  feet. 
This  does  not  include  street  areas. 

A BETTER  APPROACH  TO  WASHINGTON  BRIDGE. 

Additional  study  has  been  given  to  the  proposed  improve- 
ment in  highway  connections  between  the  centre  of  the  city 
and  Washington  Bridge,  and  a plan  is  herewith  included  show- 
ing several  alternate  propositions  either  of  which  would  do 
away  with  present  conditions  that  are  extremely  inconvenient 
and  far  from  creditable  to  the  city  (Plate  V).  Washington 
Bridge  at  present  bears  most  of  the  traffic  from  the  city  to  all 
places  east  and  southeast  of  Narragansett  Bay,  and  the  route 
across  the  bridge  is  one  of  the  most  important  and  busiest  traffic 
ways  in  Rhode  Island.  South  Main  Street,  owing  to  several 
street  widenings  that  have  been  accomplished  at  various  times 
on  the  “piecemeal”  plan,  is  decently  wide  from  Crawford 
Street  as  far  as  the  junction  of  Wickenden  Street. 

From  here  to  the  bridge,  however,  the  streets  are  narrow, 
badly  built  and  very  indirect.  To  a stranger  they  are  puzzling, 
and  to  the  hundreds  of  automobile  tourists  who  enter  Provi- 
dence from  Newport,  Fall  River  and  southern  Massachusetts 
the  first  impression  of  the  city  is  of  a place  to  be  in  future 
avoided.  Possibly  to  the  thrones  of  summer  dwellers  on  the 
east  shore  and  the  regular  suburbanites  who  habitually  travel 
over  the  way,  the  dismal  trip  through  the  lowest  east  side 
may  have  come  to  be  regarded  as  a daily  penance. 


21 


A diagonal  connection  from  the  corner  of  Wickenden  and 
Benefit  Streets  with  Tockwotton  Street  could  easily  be  made, 
as  shown  by  the  plan,  without  interference  with  any  building 
of  considerable  value  or  the  taking  of  any  very  valuable  land. 
Most  of  the  dwellings  in  the  way  could  be  moved  to  unused 
lots  near  by,  and  the  grades  encountered  would  be  very  much 
slighter  than  those  that  must  now  be  overcome.  The  physical 
difficul.ties  of  building  the  new  portion  of  the  street  would 
indeed  be  negligible. 

From  Benefit  Street  to  South  Main,  Wickenden  Street  may 
be  widened  either  on  its  east  or  west  side,  and  in  either  case 
whatever  structural  demolishment  was  called  for  could  hardly 
be  regarded  as  involving  an  architectural  loss  to  the  city.  To 
some  citizens  this  alone  would  be  the  most  pleasing  result  of 
the  enterprise. 

The  most  pretentious  building  that  stands  in  the  way  of  the 
proposed  street  comes  only  partially  within  the  lines  suggested, 
but  since  the  remainder  of  the  estates  would  be  of  so  little 
value,  it  would  evidently  be  almost  as  inexpensive  to  acquire 
it  all,  and  especially  as  by  so  doing  it  would  remove  an  awk- 
ward corner  that  now  exists  and  greatly  improve  the  way  that 
leads  to  the  Point  Street  Bridge. 

Much  traffic  now  comes  across  the  latter  bridge  from  direc- 
tions to  the  west  and  southwest  on  its  way  around  the  head 
of  the  bay  and  bound  for  east  shore  points.  This  would  be 
much  facilitated,  as  will  readily  be  seen  by  a glance  at  the 
map  showing  the  proposed  changes. 

ELEAZER  B.  HOMER,  Chairman . 

HENRY  A.  BARKER,  Secretary. 

January  3,  1916. 
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WASHINGTON  BRIDGE. 


A diagonal  connection  from  the  corner  of  Wickenden  and 
Benefit  Streets  with  Tockwotton  Street  could  easily  be  made, 
as  shown  by  the  plan,  without  interference  with  any  building 
of  considerable  value  or  the  taking  of  any  very  valuable  land. 
Most  of  the  dwellings  in  the  way  could  be  moved  to  unused 
lots  near  by,  and  the  grades  encountered  would  be  very  much 
slighter  than  those  that  must  now  be  overcome.  The  physical 
difficulties  of  building  the  new  portion  of  the  street  would 
indeed  be  negligible. 

From  Benefit  Street  to  South  Main,  Wickenden  Street  may 
be  widened  either  on  its  east  or  west  side,  and  in  either  case 
whatever  structural  demolishment  was  called  for  could  hardly 
be  regarded  as  involving  an  architectural  loss  to  the  city.  To 
some  citizens  this  alone  would  be  the  most  pleasing  result  of 
the  enterprise. 

The  most  pretentious  building  that  stands  in  the  way  of  the 
proposed  street  comes  only  partially  within  the  lines  suggested, 
but  since  the  remainder  of  the  estates  would  be  of  so  little 
value,  it  would  evidently  be  almost  as  inexpensive  to  acquire 
it  all,  and  especially  as  by  so  doing  it  would  remove  an  awk- 
ward corner  that  now  exists  and  greatly  improve  the  way  that 
leads  to  the  Point  Street  Bridge. 

Much  traffic  now  comes  across  the  latter  bridge  from  direc- 
tions to  the  west  and  southwest  on  its  way  around  the  head 
of  the  bay  and  bound  for  east  shore  points.  This  would  be 
much  facilitated,  as  will  readily  be  seen  by  a glance  at  the 
map  showing  the  proposed  changes. 

ELEAZER  B.  HOMER,  Chairman. 

HENRY  A.  BARKER,  Secretary. 

January  3,  1916. 
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PLATE  V— PROPOSED  HIGHWAY  IMPROVEMENTS  BETWEEN  SOUTH  MAIN  SIT 


THIRD  ANNUAL  REPORT  OF  THE  CITY  PLAN 
COMMISSION  FOR  THE  YEAR  1916. 


To  the  Honorable,  the  City  Council  of  Providence : 

Gentlemen  : The  city  ordinance,  in  accordance  with  which 
the  City  Plan  Commission  was  created,  sets  forth  comprehen- 
sively the  manifold  duties  of  such  a Commission  and  defines 
the  purposes  and  scope  of  city  planning  in  possibly  as  concise 
and  conclusive  a manner  as  these  have  ever  been  defined. 

Vital  Problems  to  be  Solved. 

Apparently  it  makes  mandatory  the  creation  of  a body  which 
shall  deal  with  and  endeavor  to  solve,  many  of  the  most  vital 
problems  that  affect  the  commercial  growth  and  business  de- 
velopment; the  comfort,  convenience  and  living  conditions 
throughout  the  present  and  future  area  of  the  city  for  genera- 
tions to  come.  The  tasks  laid  down  are  monumental. 

Yet  no  one  may  consider  this  list  of  specified  obligations 
without  perceiving  that  they  are  all  worthy  and  necessary  sub- 
jects of  study  and  inquiry,  that  common  sense  and  ordinary 
prudence  demand  attention  for  them  in  order  that  timely  steps 
may  be  taken  to  develop  existing  opportunities ; to  provide 
properly  for  obvious  needs  and  to  shape  intelligently  the  city’s 
growth,  before  it  is  beset  by  obstacles  well  nigh  insurmount- 
able. 

It  is  not  so  much  the  defined  purpose  of  the  Commission  to 
bring  to  completion  any  specific  improvements  or  alterations 
in  the  structure  of  the  city,  as  it  is  to  pave  the  way  or  lay  the 
foundation  for  such  improvements.  It  must  consideT  the  rela- 
tion of  the  various  factors  in  the  city’s  growth  and  equipment ; 
the  city’s  opportunities  and  undeveloped  directions ; the  city’s 
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especial  needs  or  deficiencies,  and  the  methods  by  which  the 
repetition  of  past  mistakes  may  be  avoided. 

To  Plan,  But  Not  to  Execute. 

The  visible  and  tangible  results  of  the  Commission’s  plan- 
ning must  come  about  through  the  constructive  work  of  other 
agencies.  However  successful  it  may  be  in  initiating  projects 
or  policies  of  the  most  vital  importance,  or  however  busy  in 
working  out  the  varied  suggestions  for  municipal  improve- 
ment, or  in  demonstrating  them  to  be  either  desirable  or  un- 
wise, there  still  will  appear  to  the  casual  observer  little  of 
definite  accomplishment. 

It  is  not  one  of  the  functions  of  the  Commission  to  carry  out 
the  projects  it  devises.  It  is  its  function  to  harmonize  the 
various  suggestions  and  more  or  less  fragmentary  projects 
that  are  constantly  proposed  by  others  (usually  for  the  tem- 
porary relief  of  pressing  needs)  into  a broad  and  general 
scheme  that  shall  be  consistent,  progressively  constructive,  and 
that  shall  deal  with  general  policies  rather  than  with  individual 
projects. 

Intelligent  city  planning  in  the  past  might  save  the  city  many 
millions  of  dollars  now  made  necessary  by  the  wholesale 
making  over  of  districts  which  have  been  allowed  to  grow  up 
in  a purely  haphazard  manner.  It  would  have  added  immeas- 
urably to  the  daily  convenience  of  tens  of  thousands  who  are 
now  condemned  to  suffer  the  penalties  of  ill  placed  or  inade- 
quate highways.  It  would  have  preserved  the  values  of  many 
former  investments  in  real  estate  in  sections  that  have  stag- 
nated or  deteriorated  through  the  menace  of  preventable  evils 
and  neighborhood  afflictions. 

Obstacles  Imposed  Through  Negligence. 

It  is  because  city  planning  in  Providence  has  been  too  long 
neglected  that  certain  problems  present  themselves  with 
especial  imperativeness  and  insistence  to-day.  Had  it  not  been 
thus  neglected,  we  should  not  now  be  confronted  with  the  most 
embarrassing  of  the  difficulties  that  we  find  in  most  of  the 
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projects  now  before  us.  The  improvement  of  the  Public 
Garden  Area  is  made  much  more  difficult  by  a troublesome 
corner  of  the  railroad  freight  yards.  The  “Northwest  Section” 
of  the  city,  although  splendidly  suited  for  residential  develop- 
ment, has  been  almost  absolutely  throttled  by  lack  of  adequate 
approaches.  The  South  Providence  section,  between  Eddy 
Street  and  the  waterfront,  is  a capital  illustration  of  the  fact 
that  untimely  building  upon  ungraded  streets  and  planless 
platting  may  delay  for  generations  any  increase  in  the  useful- 
ness or  advancement  of  a large  section  of  the  city,  though 
better  ordered  neighborhoods  much  less  conveniently  situated 
and  much  more  remote,  have  grown  rapidly  in  valuation  and 
attractiveness. 

Providence,  however,  suffers  no  more  severely  from  the 
lack  of  forethought  and  unregulated  growth,  than  most  Ameri- 
can cities,  which  until  recently  have  gone  on  blindly  increasing 
in  bulk,  without  any  constructive  purpose,  making  spasmodic 
and  costly  attempts  from  time  to  time  to  remedy  their  more 
glaring  deficiencies  and  pressing  evils.  But  few  of  our  cities 
can  compare  with  our  factories  in  point  of  convenience, 
adequacy  or  economy. 

Providence  Far  Sighted  in  Many  Ways. 

But  Providence  in  many  ways  has  exhibited  unusual  fore- 
thought and  has  been  ready  to  avail  itself  of  expert  assistance 
in  many  directions  relating  to  public  utilities.  It  has  con- 
sidered thoughtfully  and  acted  intelligently  in  providing  for 
its  sewer  system,  its  water  system,  its  street  lighting,  its  rail- 
road terminals,  and  more  latterly  its  harbor  development.  Its 
thoughtlessness  has  been  most  apparent  in  the  laying  out  of 
its  streets,  particularly  in  the  lack  of  system  in  platting,  and 
in  providing  for  the  convenience  and  usefulness  of  its  newly 
developing  sections,  each  for  its  appropriate  purpose.  Certain 
great  advantages  have  come  to  it  largely  through  accident. 
One  of  these  is  the  radiation  of  most  of  its  important  streets 
along  lines  of  easiest  grades  ajid  on  ways  that  are  reasonably 
direct  toward'the  different  points  of  the  compass,  though  most 
of  these  thoroughfares  are  now  found  to  be  much  too  narrow 
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for  their  burden  of  modern  traffic.  Another  advantage  of 
incalculable  value  is  due  to  the  existence  until  quite  recent 
times  of  a great  watercovered  area  in  the  central  district. 
This  left  intact  the  opportunity  for  the  creation  of  a great 
civic  centre  and  other  open  plazas  where  they  are  most 
needed ; for  generous  railroad  approaches  and  facilities  in  the 
heart  of  the  city;  spaces  for  public  buildings,  for  City 
Hall  Park  and  the  Public  Garden ; and  for  a commercial 
development  and  expansion  of  a semi-public  character,  as 
exemplified  by  the  possibility  of  a very  ideal  market  centre 
for  the  economic  handling  of  the  food  products  of  the  com- 
munity. Before  the  undeveloped  advantages  in  certain  of 
these  directions  shall  have  vanished  or  become  beset  by  more 
serious  obstacles  than  any  that  now  confront  us,  it  appears  to 
your  Commission  to  be  of  pressing  importance  and  obvious 
wisdom  to  plan  for  their  fullest  and  most  advantageous  use. 

Work  Accomplished  by  the  Commission. 

Although  your  Commission  has  not  been  able  to  proceed 
very  far  with  the  sort  of  comprehensive  city  plan  that  seems 
to  be  demanded  by  the  ordinance  by  which  the  Commission 
was  created,  it  has  nevertheless  given  much  time  and  study  to 
several  of  these  projects  which  would  obviously  be  included 
as  parts  of  such  a plan  and  for  which  the  demand  for  action 
now  appears  insistent  and  very  general. 

The  Public  Garden. 

The  first  of  these  objects  and  the  one  that  will  present  results 
perhaps  most  conspicuous  to  the  greatest  number  of  citizens 
is  the  proposed  development  of  the  Public  Garden  Area  lying 
between  the  Union  Passenger  Station,  the  State  House  and  the 
State  Normal  School.  Preceding  reports  have  set  forth  the 
general  needs  and  conditions  of  this  important  locality,  together 
with  the  preliminary  plans  by  which  the  properties  of  the  City 
and  State  might  be  improved  co-operatively  and  greatly  to  the 
comfort,  pleasure  and  convenience  of  the  people.  The  project 
is  one  which  relates  not  only  to  the  dignified  completion  of  the 
northern  half  of  the  civic  centre,  and  its  embellishment  in  a 
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way  that  will  make  it  an  object  of  pride  and  distinction  instead 
of  reproach,  but  it  also  relates  to  matters  of  traffic  as  well. 
As  a result  of  the  initial  steps  taken  by  this  Commission  and 
the  presentation  of  its  plan  for  the  improvement  of  this  area, 
in  which  it  had  the  able  co-operation  of  the  City  Engineer’s 
office  and  the  City  Law  Department,  a Joint  Commission  was 
appointed  during  the  last  session  of  the  Rhode  Island  General 
Assembly  by  which  the  State  may  join  with  the  City  in  the 
work  of  carrying  this  plan  into  execution.  The  members  of 
this  joint  body  appointed  in  accordance  with  the  act  which 
was  drawn  by  the  City  Solicitor,  approved  by  the  City  Council 
and  subsequently  adopted  by  the  Legislature,  are  the  State 
House  Commissioners  and  the  Chairman  of  the  Metropolitan 
Park  Commission,  representing  the  State  of  Rhode  Island, 
the  Mayor,  the  President  of  the  Common  Council,  the  Chair- 
man of  the  City  Plan  Commission  and  the  Chairman  of  the 
City  Committee  on  Relations  with  the  New  York,  New  Haven 
and  Hartford  Railroad,  all  representing  the  City  of  Providence. 
This  Commission,  it  is  announced,  has  now  completed  certain 
minor  modifications  in  the  plan,  deemed  satisfactory  by  all 
interests,  made  definite  agreement  with  the  railroad  company 
for  the  transfer  of  a certain  desired  portion  of  the  railroad 
“west  freight  yard,”  so-called,  and  will  soon  reach  its  conclu- 
sions in  regard  to  the  equitable  division  of  expense  and  basis 
of  transfer  between  the  City  and  State.  The  architects  of  the 
(State  House  have  approved  the  plan  which  will  now  come 
before  the  City  Council  and  the  General  Assembly  for  final 
approval  and  execution.  When  this  approval  is  given  and  the 
work  is  started,  a long  deferred  and  earnestly  wished  for 
enterprise  will  have  reached  its  final  stage,  to  the  great  satis- 
faction, it  is  believed,  of  all  our  citizens. 

Woonasquatucket  Valley  Project. 

Intimately  related  to  the  Public  Garden  is  the  project  for 
improvement  and  transformation  of  the  territory  touching  it 
at  the  western  end  and  bordering  the  Woonasquatucket  River, 
between  Promenade  Street  and  Harris  Avenue. 

It  is  realized  that  some  plan  for  the  continuation  of  the  river 
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wall  beyond  the  Public  Garden  property  near  the  Union  Sta- 
tion must  before  long  be  adopted.  The  importance  and 
valuable  possibilities  of  the  location  justify  and  demand  ex- 
tensive developments  that  shall  transform  this  barren  and 
disordered  neighborhood,  so  as  to  provide  attractive  and  much 
needed  highway  facilities  to  very  populous  parts  of  the  city 
as  well  as  toward  the  largely  undeveloped  “Northwest  Sec- 
tion” and  make  the  river  a feature  of  attractiveness,  besides 
giving  opportunity  for  the  intensive  use  and  occupancy  which 
the  city’s  interests  demand  of  this  location. 

The  proximity  of  the  New  Haven  railroad,  and  the  proposed 
development  of  its  “Gaspee  Street  yards,”  which  include  the 
building  of  great  freight  houses ; the  available  open  areas  now 
largely  unused  because  of  existing  conditions ; and  the 
geographical  location  as  the  population  centre  of  the  city;  all 
contribute  to  the  conviction  that  Providence  has  here,  upon 
the  site  of  the  old  Salt  River  and  the  “Cove  Lands,”  a most 
promising  and  happy  opportunity  for  the  establishment  of  a 
great  produce  market  and  center  of  food  distribution.  It 
would  be  capable  of  almost  indefinite  expansion  and  upbuilding 
along  scientific  lines  for  the  maximum  of  efficiency  and  at  a 
minimum  of  cost,  for  the  bringing  together  of  railroad  cars, 
trolley  freight  and  motor  trucks ; for  modern  labor-saving 
devices  f or  quick  handling  of  perishable  products ; and  f or  the 
institution  of  business-like  methods  that  would  immensely  add 
to  the  city  as  a wholesale  distributing  centre.  It  is  realized 
that  the  congestion  of  the  present  market  places  is  rapidly 
becoming  unbearable,  and  that  the  encroachment  on  certain 
streets  which  now  seems  unavoidable  is  a serious  detriment 
to  traffic ; that  there  is  little  opportunity  either  for  expansion 
of  old  concerns  or  the  establishment  of  new  ones  in  the  present 
produce  district,  and  that  the  methods  of  handling  necessarily 
employed  are  not  at  all  suggestive  either  of  sanitation  or 
economy. 

The  great  saving  in  the  cost  of  handling  food  products  in 
the  proposed  location  should  result  in  corresponding  reduc- 
tions in  their  cost  to  the  consumer,  and  thus  the  whole  popula- 
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tion  of  Providence  should  reap  direct  benefits  as  well  as  the 
indirect  ones  resulting  from  the  increased  business  done  here. 
Few  cities,  it  may  be  believed,  have  a more  promising  oppor- 
tunity for  the  improvement  of  market  conditions  that  bear  so 
directly  upon  the  cost  of  living,  and  if  properly  utilized  and 
prepared  for  its  possibilities,  the  Woonasquatucket  River  sec- 
tion ought  to  prove  a possession  of  great  civic  value. 

Plans  are  now  being  studied  for  rearrangement  and  layout 
of  streets,  for  the  treatment  of  the  river  edges  and  for  railroad 
connections,  which  in  time  will  doubtless  include  the  facilities 
of  the  Southern  New  England  Railroad  as  well  as  the  New 
Haven  Road. 

Indeed,  the  coming  of  the  former,  and  its  present  acquire- 
ment of  the  lower  portion  of  the  Pleasant  Valley  Parkway, 
necessitates  a certain  rearrangement  of  thoroughfares  which 
are  a part  of  this  project. 

West  Side  Cross  Town  Street. 

A previous  report  has  shown  the  relation  of  the  Woonasqua- 
tucket Valley  and  railroad  centre  to  the  proposition  made  by 
your  Commission  for  a cross  town  street  leading  across  the 
“West  Side”  from  Promenade  and  Valley  Streets  to  Allen’s 
Avenue  near  the  State  Dock — a project  which  is  again  urged 
upon  your  attention  as  one  of  much  importance  and  compara- 
tively easy  accomplishment.  (See  First  Annual  Report, 
Page  40.) 

The  “Northwest  Section.” 

Some  progress  has  been  made  in  regard  to  the  proposed 
improvement  of  the  “Northwest  Section”.  Your  Commission 
would  respectively  refer  to  its  preceding  reports  for  a state- 
ment of  the  reasons  that  have  seemed  to  justify  so  much  atten- 
tion in  this  direction. 

When  it  is  realized  that  this  area  is  apparently  only  awaiting 
an  intelligent  layout  and  provision  of  public  conveniences  to 
enable  it  to  offer  home  sites  for  about  70,000  people,  with  a 
growth  of  valuation  that  would  undoubtedly  reach  the  ordinary 
average  of  over  $1,000  per  inhabitant,  and  when  it  is  con- 
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sidered  that  no  other  equal  area  exists  within  the  city  limits 
for  the  annual  growth  of  population,  which  amounts  to  about. 
8,000  a year  in  the  Metropolitan  District  of  Providence,  (and 
which  must  take  place  wholly  outside  of  the  city  limits  if  not 
accommodated  within),  a potent  financial  argument  is  found 
for  an  alteration  of  the  conditions  in  this  district.  The  Com- 
mission has  taken  steps  in  co-operation  with  the  Metropolitan 
Park  Commission  to  secure  the  approval  of  property  owners 
of  the  present  unplatted  lands  to  a comprehensive  plan  of 
highways,  that  shall  provide  certain  park  sites  which  the  Park 
Commission,  it  is  understood,  is  ready  to  buy  if  offered  at 
prices  which  it  deems  reasonable.  The  main  thoroughfares 
suggested  are  laid  out  in  conformity  with  the  requirements  of 
residential  convenience  and  general  traffic,  and  of  the  distribu- 
tion of  the  trunk  sewers  which  the  city  is  desirous  of  providing. 
The  relation  of  certain  of  these  highways  to  the  Metropolitan 
Park  project  is  deemed  of  much  importance. 

Highway  for  South  Providence  Section. 

Continued  study  of  conditions  in  the  “South  Providence” 
section  between  Eddy  Street  and  the  waterfront  increases  the 
conviction  that  an  additional  thoroughfare  parallel  to  Eddy 
Street  and  Allen’s  Avenue  and  situated  about  midway  between 
them,  is  very  desirable  as  a provision  for  increasing  traffic,  and 
necessary  for  the  reclamation  of  a large  area  known  as  the 
“Bad  Lands”. 

The  immediate  results  of  the  completion  of  this  northern 
section  of  the  highway  would  be  found  in  the  opportunity  for 
the  reclamation  and  development  of  an  area  of  several  hundred 
acres.  The  situation  is  such  that  the  area  once  made  available 
by  adequate  highways  and  proper  grading  would  immediately 
assume  importance  as  a location  for  many  kinds  of  business 
that  called  for  conveniences  of  both  rail  and  water  transporta- 
tion. 

It  seems  to  be  a reasonable  expectation  that  interest  upon 
the  cost  of  such  improvements  would  be  abundantly  repaid  by 
the  gain  of  accessible  valuation.  But  of  far  greater  importance 
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to  the  commercial  development  of  the  city  is  the  opportunity 
provided  so  conveniently  to  the  State  and  City  Piers  and  to 
the  Allen’s  Avenue  harbor  front  for  the  establishment  and 
expansion  of  all  sorts  of  commercial  enterprises  for  which  no 
equally  favorable  location  in  Providence  is  now  available. 

A striking  illustration  of  the  occasional  need  of  applying 
municipal  enterprise  to  real  estate  improvement  is  found  in 
the  situation  existing  in  this  locality.  It  has  sometimes  been 
asserted  that  owners  of  the  property  will  make  all  the  neces- 
sary improvements  to  their  property  “whenever  there  is  a call 
for  it”,  but  this  is  a job  which  under  existing  circumstances 
could  never  be  accomplished  by  individual  initiative.  No 
single  owner  or  combination  of  owners,  less  than  a syndicate 
that  could  acquire  nearly  every  foot  of  land  between  Allen’s 
Avenue  and  Eddy  Street,  from  Henderson  Street  to  the  Har- 
bor Junction  railroad,  could  do  anything  of  the  sort  that  the 
City  Plan  Commission  proposes  and  that  public  economy  de- 
mands. 

Great  Territory  Gone  to  Waste. 

That  this  great  territory,  so  close  to  the  business  centre, 
should  have  existed  for  nearly  two  score  years  without  con- 
tributing either  to  the  convenience  of  or  to  a greater  revenue 
for  the  city,  is  most  unfortunate.  Its  location  upon  the  city 
map  demands  that  it  be  made  available  for  useful  ends. 

Your  Commission  believes  that  a thoroughly  profitable 
municipal  enterprise  could  be  undertaken  here,  which  would 
not  only  repay  the  first  cost,  but  would  thereafter  be  a per- 
manent source  of  great  annual  gain. 

The  Commission  also  believes  that  a new  parallel  street 
between  the  two  present  thoroughfares  is  necessary  to  furnish 
opportunity  for  a separation  of  grades  between  a residential 
district  on  the  west  and  a rapidly  developing  mercantile  and 
commercial  district  on  the  waterfront  level ; to  secure  a decent 
street  plan ; to  provide  the  most  direct  of  all  possible  routes 
from  the  business  centre"  of  the  city  to  a very  large  and  fast 
building  residential  district  to  the  south,  and  to  rehabiliate  the 
very  considerable  portion  of  South  Providence  now  wholly 
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arrested  in  its  development,  if  not  actually  deteriorating, 
because  of  the  presence  of  slum  spots  and  the  general  dis- 
orderliness  of  the  “Bad  Lands”  area. 

As  to  “Excess  Condemnation.” 

In  its  first  report  your  Commission  earnestly  advocated 
adoption  of  the  principles  of  Excess  Acquirement  and  Con- 
demnation in  various  matters  of  street  and  park  improvement 
and  layout.  It  was  said  at  that  time : “the  feasibility  of  many 
municipal  improvements  and  the  reasonable  success  and  proper 
economy  of  many  others  was  largely  dependent  upon  the  adop- 
tion of  two  principles  not  yet  recognized  in  our  municipal 
laws”,  the  first  named  being  that  of  “Excess  Condemnation”. 
For  lack  of  recognition  of  this  principle  and  its  adoption  in 
practise,  most  of  the  cities  of  America  have  been  at  a great 
disadvantage  as  compared  with  those  of  other  countries. 

Experience  in  several  other  States,  however,  furnished 
reason  to  doubt  the  validity  of  legislation  to  this  end  unless 
based  upon  constitutional  provision.  For  this  reason  an  amend- 
ment to  the  constitution  of  Rhode  Island  was  advocated,  with 
evident  success,  and  at  the  last  general  election,  with  the  pre- 
vious approval  of  the  General  Assembly,  the  electors  of  the 
State  were  invited  to  vote  upon  such  an  amendment.  The  re- 
sult of  this  vote  is  most  gratifying,  and  the  adoption  of  the 
amendment  by  more  than  the  necessary  two-thirds  vote  is  a 
distinct  step  in  civic  advancement  of  much  more  than  State- 
wide importance.  The  position  of  the  Commission  with  regard 
to  the  question  was  stated  in  the  following  resolution  adopted 
and  published  by  this  body  just  previous  to  the  election: 

“Whereas,  a proposition  of  amendment  of  the  State  Con- 
stitution providing  for  excess  condemnation  of  land  for  high- 
way or  park  purposes  will  be  submitted  to  the  electors  on 
November  7,  1916;  and 

Whereas,  this  amendment  is,  in  the  opinion  of  this  Com- 
mission, of  very  great  importance  to  the  future  intelligent 
development  of  all  our  cities  and  towns  and  is  in  the  interest 
of  the  citizens  thereof ; 
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Now,  Therefore,  the  City  Plan  Commission  of  the  City  of 
Providence  strongly  urges  the  electors  of  the  State  to  vote  in 
favor  of  the  proposed  amendment.” 

It  is  hoped  that  this  enabling  vote  may  be  followed  up  by 
the  necessary  legislation  to  put  into  effect  the  will  of  the  voters 
which  in  Providence  was  expressed  with  particular  emphasis. 

Had  there  been  a possibility  of  introducing  such  practice 
into  the  recent  extensions  and  widenings  of  Empire  and 
Fountain  Streets  and  other  down-town  thoroughfares,  it  may 
be  well  believed  that  the  net  results  of  these  enterprises  would 
have  been  much  more  favorable  both  in  money  saving  and  in 
usefulness  of  the  completed  streets. 

“Deferred  Projects.” 

The  second  principle  to  which  reference  was  made  is  that  of 
“Deferred  Projects’’,  by  which  present  opportunities  for  future 
improvements  that  are  perceived  to  be  inevitable  may  be  pre- 
served. Whether  or  not  another  constitutional  amendment 
may  be  required  to  guarantee  the  security  of  laws  shaped  for 
this  purpose,  your  Commission  strongly  urges  that  action  be 
taken  by  which  this  useful  principle  may  be  put  into  future 
effect. 

Respectfully  submitted, 

For  the  City  Plan  Commission, 

ELEAZER  B.  HOMER,  Chairman. 

HENRY  A.  BARKER,  Secretary. 

January  i,  1917. 
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FOURTH  ANNUAL  REPORT  OF  THE  CITY  PLAN 
COMMISSION  FOR  THE  YEAR  1917. 


To  the  Honorable , the  City  Council  of  Providence : 
Gentlemen  : 

In  accordance  with  a provision  in  Chapter  599  of  the  City 
Ordinances,  by  which  the  City  Plan  Commission  was  created, 
the  fourth  annual  report  of  the  said  Commission  is  herewith 
respectfully  submitted. 

Work  Undertaken  by  the  Commission. 

During  the  year  1917  the  Commission  had  under  considera- 
tion the  following  projects: 

1.  Northwest  Territory  Development. 

2.  Playground  Sites. 

3.  Downtown  Automobile  Parking. 

4.  City  Hall  Park  Changes. 

5.  Woonasquatucket  River  Development. 

6.  Fire  Alarm  Signal  Building  Site. 

7.  Excess  Condemnation. 

Northwest  Territory  Development. 

Of  all  projects  which  it  has  undertaken,  the  City  Plan 
Commission  is  convinced  that  that  of  the  proper  development 
of  the  northwest  portion  of  the  city,  and  particularly  the  area 
south  of  Smith  Street,  west  of  Academy  Avenue  and  north  of 
Chalkstone  Avenue,  is  most  imminently  in  need  of  considera- 
tion. The  Commission,  acting  in  close  co-operation  with  the 
City  Engineer  and  the  Metropolitan  Park  Commission,  has 
devoted  most  of  its  efforts  for  the  year  1917  to  the  plan  for 
the  development  of  this  district  which  at  the  present  time  is 
the  least  built  up  of  any  considerable  area  in  the  city. 


34 


The  problem  of  laying  out  a convenient  and  attractive  plan 
for  the  development  of  the  northwest  territory  was  not  an  easy 
one,  for  the  Commission  was  hampered  at  the  outset  by  the 
fact  that  a large  part  of  the  land  had  already  been  platted  by 
private  owners  and  the  plats  recorded,  and  some  of  the  lots 
built  upon;  and  second,  by  the  right  of  way  of  the  Southern 
New  England  Railroad  through  the  heart  of  the  district.  The 
Commission,  in  its  endeavor  to  make  the  district  accessible  to 
the  main  thoroughfares  of  the  city  and  to  extend  the  Pleasant 
Valley  Parkway,  has  been  obliged  to  make  certain  changes  in 
the  plats  above  referred  to.  It  presents  with  this  report 
(Plate  VI)  what  it  believes  to  be  a well  arranged  plan  that 
will  be  a great  asset  to  the  city,  will  form  a connecting  link  in 
its,  chain  of  parks  and  will  greatly  increase  real  estate  values. 

The  Commission  is  of  the  opinion  that  no  time  should  be 
lost  in  obtaining  for  this  plan,  or  a modification  of  the  same, 
the  approval  of  the  Metropolitan  Park  Commission,  the  Com- 
mittee on  Parks,  the  Department  of  Public  Works  and  the 
various  owners  of  property  in  the  district  affected,  after  which 
the  adoption  of  the  whole  plan  by  the  city  should  be  strongly 
urged.  The  special  reasons  for  the  development  of  the  North- 
west territory  have  been  set  forth  in  previous  reports  of  this 
Commission. 

Playground  Sites. 

The  Commission  devoted  considerable  time  to  the  study  of 
a suitable  playground  location  for  the  Sixth  Ward,  and  it  pre- 
pared plans  and  estimates  for  the  filling,  grading  and  im- 
proving of  two  sites,  the  first  located  at  Burgess  Cove  and  the 
second  on  Richardson  street. 

Downtown  Automobile  Parking. 

This  subject  was  undertaken  by  the  Commission  at  the  sug- 
gestion of  the  Chairman  of  the  Special  Committee  on  Exchange 
Place  Congestion,  who  appeared  before  the  Commission  on 
February  13th.  He  proposed  a scheme  of  razing  the  block  of 
old  buildings  situated  between  College,  South  Main,  Crawford 
and  South  Water  Streets,  and  using  the  open  space  thus 


35 


created  for  a municipal  out-door  automobile  garage.  He 
pointed  out  that  this  change  would  make  the  site  at  the  south- 
east corner  of  College  and  South  Main  Streets  a desirable 
one  for  the  proposed  Court  House. 

After  careful  study  of  the  problem,  the  Commission  recom- 
mended a modification  of  this  proposition.  It  was  considered 
inadvisable  to  raze  the  row  of  buildings  referred  to ; first, 
because  the  property  is  too  valuable ; second,  because  the 
picturesque  row  of  buildings  is  a connecting  link  between  the 
past  and  the  present  and  should  be  preserved  until  it  has  to 
make  way  for  a row  of  notable  office  buildings ; and  third, 
because  there  is  plenty  of  open  space  now  from  Crawford 
Street  to  the  tunnel  viaduct. 

As  an  alternative  proposition,  the  Commission  recommended 
the  removal  of  the  building  at  Nos.  2 and  4 South  Water 
Street  and  the  two  buildings  to  the  east  of  it  to  South  Main 
Street;  and  the  widening  of  South  Main  Street  on  the  west- 
erly side  from  College  Street  to  Crawford  Street  to  75  feet. 
This  would  make  a suitable  approach  for  the  proposed  Court 
House  on  the  southeast  corner  of  College  and  South  Main 
Streets.  (Plate  VII.) 

The  following  locations  %could  be  used  for  the  parking  of 
automobiles : 


In  the  center  of  the  widened  South  Main  Street 60  cars. 

On  the  west  and  south  sides  of  the  central  bridge,  as  used  at 
present,  and  on  the  east  side,  by  relocating  the  car  tracks 

to  the  middle  of  South  Water  Street 130  cars. 

Facing  curb  on  Crawford  Street,  south 20  cars. 

Center  of  Post  Office  Square 90  cars. 


Total  parking  space  300  cars. 


City  Hall  Park  Changes. 

In  order  to  facilitate  traffic  between  the  lower  end  of 
Fountain  Street  and  the  Union  Station,  the  Commision  pro- 
posed to  cut  off  a small  portion  of  the  westerly  corner  of  City 
Hall  Park.  The  Committee  on  Parks  and  the  Board  of  Park 
Commissioners  approved  of  such  a change  and  the  Commission 
prepared  plans  for  the  new  lines  of  the  park.  The  work  was 
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to  be  carried  out  in  the  fall  of  1917,  but  its  lines  were  not  defi- 
nitely agreed  upon  and  work  was  consequently  postponed. 

Woonasquatucket  River  Development. 

The  development  of  the  Woonasquatucket  River  Parkway 
along  Promenade  Street  was  considered  in  connection  with 
the  three  proposed  viaducts  of  the  Grand  Trunk  Railway 
which  are  to  cross  the  river.  Designs  for  the  viaducts  which 
will  provide  for  the  proper  width  and  height  of  openings  over 
the  river,  streets  and  sidewalks,  were  prepared  by  the  Commis- 
sion and  submitted  to  the  representative  of  the  Grand  Trunk 
Railway. 

The  Commission,  upon  the  advice  of  the  City  Engineer, 
adopted  for  the  future  development  of  the  Woonasquatucket 
basin  a width  of  40  feet,  with  walls  on  each  side  10  feet  high, 
thus  giving  a cross-sectional  area  of  400  square  feet.  (Plates 
VIII  and  IX.) 

Fire  Alarm  Signal  Station  Site. 

The  proposal  of  the  City  of  Providence  to  erect  a large  Fire 
Alarm  Signal  Station  on  land,  between  the  State  House  and 
Union  Station,  which  had  been  formally  dedicated  to  park  pur- 
poses, was  referred  to  the  Commission  for  consideration. 

The  Commission,  in  accordance  with  its  established  princi- 
ples, adopted  resolutions  asking  that  no  part  of  this  park  area 
be  used  for  building  purposes  until  the  absolute  necessity  there- 
for be  established,  and  all  other  suitable  locations  should  have 
been  carefully  considered ; and  urging  that,  should  this  loca- 
tion be  found  to  be  the  only  one  suitable,  the  size  and  char- 
acter of  the  building  be  carefully  determined,  and  no  more 
land  actually  be  taken  than  was  absolutely  necessary  for  the 
building  proposed. 

As  a result  of  further  careful  consideration,  both  by  the  City 
Plan  Commission  and  by  the  committees  of  the  City  Council, 
it  was  finally  determined  to  locate  the  Fire  Alarm  Signal  Sta- 
tion on  this  site,  but  under  restrictions  as  to  height,  size  and 
location. 
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Excess  Condemnation. 


The  act  relative  to  excess  condemnation  drawn  by  the  City 
Solicitor  at  the  request  of  the  Commission  was  passed  by  the 
General  Assembly  in  the  spring  of  1917.  The  act  provides 
that  the  City  Council  by  a special  vote  must  declare  for  excess 
condemnation  in  each  particular  district.  Up  to  the  present 
time  the  City  Council  has  applied  the  law  of  excess  condemna- 
tion to  one  district  in  the  city  in  connection  with  the  laying  out 
of  a new  street. 

For  the  City  Plan  Commission, 

Theodore  Francis  Green, 

Chairman. 

Henry  A.  Barker, 

Secretary. 

Providence,  R.  I.,  January  8,  1918. 
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FIFTH  ANNUAL  REPORT  OF  THE  CITY  PLAN 
COMMISSION  FOR  THE  YEAR  1918. 


To  the  Honorable,  the  City  Council  of  Providence : 
Gentlemen  : 

The  City  Plan  Commission,  in  accordance  with  a provision 
in  Chapter  599  of  the  City  Ordinances,  submits  herewith  its 
Fifth  Annual  Report: 

Owing  to  the  war,  the  Commission  during  1918  postponed 
consideration  of  all  matters  concerning  the  future  develop- 
ment of  the  city  except  those  of  the  utmost  importance.  It 
reduced  its  expenses  to  the  very  minimum,  thereby  returning 
to  the  City  Treasury  for  more  pressing  needs  the  bulk  of  its 
annual  appropriation.  Several  members  of  the  Commission 
were  necessarily  inactive  owing  to  their  individual  activities 
in  the  war,  and  only  eight  meetings  were  held  during  the  year. 

Northwest  Territory  Development. 

As  its  principal  work  of  the  year,  the  City  Plan  Commission, 
with  the  co-operation  of  the  City  Engineer,  continued  its  study 
of  the  development  of  the  “Northwest  Territory.”  The  plan 
tentatively  adopted  in  1917,  and  made  a part  of  the  Fourth 
Annual  Report  of  the  Commission,  underwent  several  changes, 
with  a view  of  disturbing  less  the  owners’  plats  now  on  record 
and  of  devoting  less  area  to  park  purposes.  Certain  changes 
in  recorded  plats  are  still  considered  necessary  in  order  to 
avoid  dead-end  streets  and  to  carry  through  certain  thorough- 
fares. The  streets  as  planned  are  for  the  most  part  fifty  feet 
in  width.  A sixty-foot  highway  is  planned  to  connect  the 
westerly  end  of  Pleasant  Valley  Parkway  with  Smith  Street. 
This  will  provide  an  attractive  route  for  automobiles  entering 
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and  leaving  the  city  by  Putnam  Pike,  and  will  relieve  the  con- 
gestion of  the  easterly  end  of  Smith  Street.  A seventy-two 
foot  highway  from  the  heart  of  the  Northwest  Territory  run- 
ning in  a south-easterly  direction  across  a viaduct  over  the 
proposed  Southern  New  England  Railway  is  also  provided. 

As  soon  as  the  plan  is  finally  adopted  by  the  Commission, 
and  approved  by  the  City  Engineer,  it  will  be  submitted  to  the 
owners  of  all  property  in  the  district  for  their  sanction;  after 
which  the  plan  will  be  presented  to  the  Board  of  Aldermen  for 
final  adoption.  It  is  hoped  that  this  can  be  brought  about  early 
in  the  year  1919. 

Housing. 

The  other  most  important  matter  under  discussion  by  the 
Commission  during  the  past  year  was  the  problem  of  housing 
industrial  workers  in  Providence,  and  means  for  transporting 
them  to  and  from  the  City  Dock. 

For  the  City  Plan  Commission, 


January  7,  1919. 


Theodore  Francis  Green, 

Chairman. 

Henry  A.  Barker, 

Secretary. 
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SIXTH  ANNUAL  REPORT  OF  THE  CITY  PLAN 
COMMISSION  FOR  THE  YEAR  1919. 


To  the  Honorable,  the  City  Council  of  Providence : 
Gentlemen  : v 

In  accordance  with  a provision  in  Chapter  599  of  the  City 
Ordinances  by  which  the  City  Plan  Commission  was  created, 
the  Sixth  Annual  Report  of  said  Commission  is  herewith  sub- 
mitted : 

Section  3 of  the  above  chapter  requires  that  “The  Commis- 
sion shall  make  careful  studies  of  the  construction,  resources, 
possibilities  and  needs  of  the  city  with  special  reference  to  its 
future  and  progressive  development,  and  particularly  shall 
investigate  and  consider  as  to  any  present  or  impending  civic 
problems  involving  the  physical  construction,  arrangement  or 
equipment  of  the  city;  the  causes  and  prevention  of  conges- 
tion of  population,  habitation  or  travel  in  the  city;  the  causes 
and  the  prevention  of  slum  districts  and  the  improvement  of 
any  districts  in  the  city,  which  are  run  down  or  decreasing  in 
value  * * *” 

The  City  Plan  Commission  is  convinced  that  the  most  vital 
civic  problem  involving  the  physical  arrangement  of  Provi- 
dence to-day  is  the  matter  of  establishing  a comprehensive 
Zoning  Plan.  Consequently  this  report  deals  almost  exclu- 
sively with  that  subject. 

City  Planning  and  Zoning. 

City  Planning  has  for  its  objective  the  regulation  of  a city’s 
growth  along  systematic,  sane,  convenient,  and  economic  lines, 
as  a substitute  for  the  casual  and  haphazard  manner  in  which 
cities  have  grown  in  the  past. 
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It  is  generally  conceded  that  when  a building  is  to  be  erected, 
plans  are  first  prepared  which  will  make  the  finished  structure 
adaptable  to  its  proposed  requirements.  Little  attempt  has 
been  made  in  the  past  to  applying  this  principle  to  a city;  one 
has  only  to  note  the  narrowness  of  Westminster  Street  to  ap- 
preciate the  fact,  and  to  visualize  the  many  advantages  to  this 
busy  retail  district  if  our  forefathers  had  been  foresighted 
enough  to  lay  out  this  street  twice  its  presents  width.  A city 
plan  to  a city  is  exactly  what  an  architect’s  plan  is  to  a build- 
ing. As  an  architect  plans  the  remodeling  of  an  old  building 
to  meet  modern  requirements,  so  the  city  planner,  by  planning 
the  widening  and  extending  of  existing  streets,  by  laying  out 
parks  and  public  places  and  by  regulating  traffic,  brings  new 
order  out  of  old  chaotic  congested  districts.  And  as  the  archi- 
tect plans  a new  building,  so  the  city  planner  regulates  the 
expansion  of  a city  by  providing  for  deliberate  municipal  con- 
trol over  streets,  parks,  playgrounds,  and  buildings  in  new  dis- 
tricts and  laying  out  proper  means  of  transportation. 

The  science  of  city  planning  has  two  quite  distinct  functions  ; 
the  consideration  of  city  property,  such  as  highways,  open 
spaces,  public  buildings  and  traffic  arrangements ; and  the  con- 
sideration of  private  property,  insofar  as  this  is  necessary  for 
the  general  welfare  of  the  community.  It  is  this  latter  func- 
tion which  concerns  us  in  considering  a Zoning  Plan. 

“Zoning”  or  “Districting”  is  the  power  whereby  a city  con- 
trols to  a limited  extent  the  character  of  all  building  develop- 
ment within  the  city.  This  is  done  by  dividing  the  city  into 
clearly  defined  districts,  and  establishing  in  each  the  use  to 
which  buildings  shall  be  put,  their  maximum  height,  and  the 
maximum  area  which  they  shall  occupy  on  the  lot  on  which 
they  are  built. 

Reasons  for  Zoning  in  Providence. 

The  fact  that  a Zoning  Ordinance  has  been  enacted  and  is 
being  successfully  enforced  in  New  York,  St.  Louis,  Milwau- 
kee, Los  Angeles  and  many  other  cities,  is  not  in  itself  the 
reason  why  a similar  Ordinance  is  advocated  in  Providence. 
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The  need  of  a Zoning  Plan  here  is  even  more  pressing  than  in 
most  of  these  other  cities,  for  Providence  is  older,  and  for 
upwards  of  275  years  its  growth  has  been  pretty  much  hap- 
hazard, with  almost  no  oversight  or  control  as  to  the  character 
of  private  property  within  its  limits  beyond  the  enforcement 
of  its  building  laws. 

Owing  to  the  lack  of  restrictions  as  to  the  use  to  which 
private  property  may  be  adapted,  many  formerly  attractive 
sections  of  Providence  have  greatly  deteriorated  because  of 
an  invasion  of  an  undesirable  class  of  buildings.  In  some 
cases  this  deterioration  has  been  gradual ; in  others  it  has 
occurred  almost  over  night. 

As  an  instance  of  a gradual  deterioration,  Elmwood  Avenue 
may  be  cited.  When  this  highway  was  widened  and  converted 
into  an  attractive  boulevard  30  years  ago,  it  was  one  of  the 
finest  residence  streets  in  Providence.  It  was  quite  solidly 
built  up  with  attractive  houses  as  far  as  Reservoir  Avenue, 
from  which  street  to  Roger  Williams  Park  the  property  was 
for  the  most  part  unimproved.  Had  the  city  placed  restric- 
tions on  the  use  of  property  along  both  sides  of  the  highway, 
it  would  doubtless  have  retained  its  residential  character, 
throughout  its  entire  length.  But  its  location  as  a radial 
street  connecting  with  an  important  State  road  proved  too 
great  a temptation  to  business  interests.  First  stories  began  to 
be  converted  into  commonplace  shops  and  Chinese  laundries  ; 
residents,  alarmed  at  this  new  invasion,  moved  elsewhere,  and 
their  former  homes  became  converted  into  boarding  houses. 
The  city  allowed  the  erection  of  a large  car  barn  near  the  > 
Park,  and  a laundry  building  and  a factory  later  constructed 
nearby  killed  forever  the  possibility  of  improving  this  part  of 
Elmwood  Avenue  for  residential  purposes.  Eventually  new 
buildings  for  automobile  show  rooms  and  stores  made  the 
change  in  the  character  of  the  avenue  almost  complete. 

What  has  happened  to  Elmwood  Avenue  will  surely  be  the 
fate  of  Waterman  Street  if  restrictions  as  to  the  use  and 
height  of  buildings  on  that  highway  are  not  soon  enforced.  The 
cases  are  similar,  both  thoroughfares  being  radial  arteries 
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leading  from  the  Civic  Center  to  main  State  roads.  Already 
Waterman  Street  has  a ten-story  apartment  house,  entirely 
out  of  keeping  with  the  surrounding  single-family  houses,  and 
at  its  easterly  end  factories  have  sprung  up.  Should  Water- 
man Street  become  commercialized,  that  fact  will  spell  the 
doom  of  the  old  residential  area  south  of  it,  which  is  already 
threatened  by  invasion  from  further  south  of  bakeries,  laun- 
dries and  tenements. 

Rapid  deterioration  of  residential  property  is  frequently 
caused  by  the  erection  of  an  alien  and  highly  undesirable  type 
of  building  in  a purely  residential  section.  This  has  become 
so  common  that  at  the  present  time,  no  home  owner  has  any 
considerable  feeling  of  security  that  his  neighborhood  will  con- 
tinue to  be  a desirable  section  in  which  to  live. 

Nor  are  the  residential  districts  the  only  ones  that  are  sub- 
ject to  the  invasion  of  undesirable  neighbors.  Factories  emit- 
ting offensive  odors  are  located  in  the  heart  of  the  city  and 
are  a menace  to  the  better  class  of  business  buildings. 
Churches  and  schools  are  troubled  by  noisy  and  odorous  neigh* 
bors.  The  man  who  develops  his  property  along  proper  lines 
has  no  protection  against  the  man  who  . develops  his  property 
along  improper  or  inharmonious  lines. 

Rapid  Growth  and  Overcrowding. 

This  lack  of  orderliness  in  community  development ; the  erec- 
tion of  the  wrong  building  in  the  wrong  place;  is  due  to  the 
rapid  growth  of  Providence.  One  class  of  buildings  infests 
an  alien  neighborhood  because  its  owners  do  not  know  where 
else  to  go.  Providence  has  doubled  in  population  in  25  years, 
and  yet  during  that  period  its  business  district  has  not  mate- 
rially expanded.  The  result  is  a number  of  high  buildings 
built  closely  together  which  deprive  their  neighbors  and  the 
streets  on  which  they  are  located  of  the  light  to  which  they 
are  entitled.  And  many  residential  districts  among  the  poorer 
classes  have  greatly  increased  in  population  with  practically 
no  expansion  in  area.  The  result  is  gross  overcrowding,  and 
this,  with  its  consequent  increase  in  immorality,  crime,  and 
disease  is  but  one  of  the  results  of  unrestrained  city  growth. 
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Unstable  Land  Values. 


Up  to  a certain  limit,  a piece  of  land  will  increase  in  value 
as  the  number  and  size  of  buildings  upon  it  increase  and  as 
the  number  of  people  living  or  working  in  those  buildings 
becomes  greater.  However,  it  must  be  borne  in  mind  that  as 
the  population  in  this  area  becomes  greater,  the  space  required 
for  traffic  must  increase  if  the  area  is  to  retain  its  efficiency ; 
and  failing  to  increase,  the  land  value  is  bound  to  decline. 
Moreover,  the  denser  an  area  is  built  up,  the  less  daylight  is 
available  for  each  building,  a condition  which  also  tends  to 
bring  about  a decline  in  property  value. 

Still  another  cause  of  unstable  land  values  is  the  indiscrimi- 
nate intermingling  of  structures  having  nothing  in  common. 
This  is  a condition  very  typical  of  Providence,  where  fre- 
quently will  be  found,  side  by  side,  an  office  building  and  a 
wholesale  produce  store;  a residence  of  the  very  best  class 
and  a carpenter  shop;  a department  store  and  a factory;  a 
school  house  and  a stable.  It  not  infrequently  happens  that  a 
district  having  great  potential  value  declines  in  value  when 
invaded  by  a building  of  alien  character. 

The  adoption  of  a Zoning  Plan  will  stabilize  and  protect 
property  values  and  investments,  and  ensure  the  permanence 
of  the  character  of  established  districts  to  the  exclusion  of 
buildings  of  a character  that  would  tend  to  decrease  property 
values.  It  will  also  provide  districts  where  offensive  indus- 
tries may  be  located  with  every  facility  to  do  business  without 
fear  of  complaint  from  neighbors. 

Zoning  a Part  of  Comprehensive  City  Plan. 

In  a later  report  the  City  Plan  Commission,  in  accordance 
with  the  Ordinance  under  which  it  was  created,  will  submit 
a comprehensive  city  plan  for  Providence  which  will  offer  a 
solution  of  the  congestion  problem  by  suggesting  logical 
methods  of  expanding  the  already  crowded  districts.  Certain 
recommendations  along  these  lines  have  already  been  made 
by  the  Commission,  such  as  a proposed  highway  extending 
from  Kinsley  Avenue  to  the  State  Pier;  a new  approach  from 
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South  Main  Street  to  Washington  Bridge ; and  the  develop- 
ment of  1200  acres  of  land  in  the  northwest  portion  of  the 
city  for  residential  purposes.  The  Zoning  Plan  is-  offered  as 
a preliminary  step  to  the  larger  plan,  and  the  usefulness  of  the 
latter  will  depend  to  a great  measure  upon  the  adoption  of  a 
Zoning  Ordinance. 

Three  Kinds  of  Zoning  Districts. 

A Zoning  Plan  if  adopted  in  Providence  would  establish 
three  kinds  of  districts  in  the  city  limiting  respectively  ( I ) the 
use  to  which  buildings  could  be  put;  (2)  their  height ; and  (3) 
their  area  in  proportion  to  the  lots  on  which  they  are  built. 

The  Ordinance  would  not  be  retroactive,  but  would  apply 
only  to  the  construction  and  use  of  new  buildings  and  such 
old  ones  as  might  later  be  considerably  altered. 

By  a “District”  or  “Zone”  is  meant  a part  of  a city  block 
or  any  number  of  contiguous  blocks. 

Use  Districts. 

The  “Use”  Districts  into  which  Providence  might  logically 
be  divided  are  substantially  as  follows : 

1.  Residence  Districts. 

2.  Residence  and  Public  Use  Districts. 

* 3.  Business  and  Commercial  Districts. 

4.  Industrial  Districts. 

5.  Unrestricted  Districts. 

The  first  district  would  be  limited  to  single  family  houses. 
The  second  would  include  any  kind  of  a dwelling  as  well  as 
hotels,  apartment  houses,  clubs,  charitable  institutions, 
churches,  hospitals,  schools,  public  and  semi-public  buildings, 
parks,  playgrounds,  greenhouses,  drug  stores,  small  shops  and 
public  garages.  The  third  district  would  be  primarily  for 
business  and  commercial  buildings  of  the  better  class,  but 
would  include  also  any  kind  of  building  assigned  to  the  second 
class.  The  fourth  district  would  include  non-offensive  fac- 
tories as  well  as  warehouses  and  business  and  commercial 
buildings.  No  restrictions  as  to  use  would  be  placed  in  the 
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PLATE  X.— ZONING  MAP  STUDY  SHOWING  PRESENT  USES  OF  LAND  IN  A TYPICAL  SECTION  OF  PROVI- 
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fifth  district.  No  attempt  has  yet  been  made  to  define  the 
limits  of  any  of  the  suggested  districts.  But  as  a general 
proposition,  present  residence  areas  where  single-family 
houses  are  the  rule  would  be  assigned  to  the  first  district; 
areas  having  multiple  dwellings,  main  thoroughfares  in  resi- 
dence areas  and  those  areas  where  residence  districts  now 
merge  into  business  sections  would  be  incorporated  in  the 
second  district;  the  third  district  would  include  the  present 
down-town  area,  and  the  fourth  and  fifth  districts  would  be 
assigned  to  water  front  property  and  to  isolated  sections. 

Height  Districts. 

The  city  would  be  divided  into  several  Height  Districts  with 
restrictions  placed  on  the  number  of  stories  to  which  a build- 
ing in  each  district  should  be  built,  the  heights  being  governed 
by  the'  width  of  the  streets  and  the  uses  of  the  lots. 

The  reason  for  limiting  the  height  of  buildings  is  to  prevent 
their  restricting  the  amount  of  air  and  sunlight  about  other 
buildings.  It  is  quite  obvious  therefore,  that  the  height  of  a 
building  in  general  should  be  determined  in  accordance  with 
the  width  of  the  street  it  faces  and  the  angle  of  projection  of 
the  sun’s  fays. 

Area  Districts. 

The  city  would  further  be  divided  into  certain  Area  Dis- 
tricts, in  each  of  which  provisions  would  be  made  for  the 
minimum  size  of  yards  and  courts  and  the  maximum  part  of  a 
lot  that  could  be  occupied  by  a building.  If  a building  occupies 
all  or  nearly  all  of  the  lot  on  which  it  is  placed,  it  has  to  borrow 
air  and  light  from  neighboring  lots.  And  if  buildings  are 
subsequently  erected  on  these  neighboring  lots  covering  all  or 
nearly  all  of  their  area,  there  will  be  very  little  light  and  air 
left  to  borrow.  Area  limits  are  intended  to  make  every  lot 
independent  of  every  other  lot  in  its  available  supply  of  air 
and  sunlight. 

The  City  Plan  Commission’s  Program  for  the  Adoption  of 
a Zoning  Plan. 

This  report  is  but  a preliminary  step  towards  the  adoption 
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of  a Zoning  Plan  for  Providence.  As  Zoning  is  such  a funda- 
mental part  of  City  Planning,  and  as  many  of  the  problems 
now  before  the  City  Plan  Commission  are  absolutely  dependent 
for  their  successful  carrying  out  upon  the  passage  of  a Zoning 
Ordinance,  the  following  comprehensive  program  is  contem- 
plated. But  while  this  program  is  primarily  in  the  interest 
of  Zoning,  the  results  gained  from  research  will  be  of  great 
advantage  to  the  Commission  in  its  future  work,  as  well  as  to 
other  branches  of  the  City  Government. 

1.  The  City  Plan  Commission  must  acquire  the  continuous 
services  of  one  or  more  draughtsmen,  for  whom  quarters  must 
be  provided,  and  must  further  have  a certain  amount  of  clerical 
assistance.  Otherwise  it  will  not  be  possible  to  carry  out  the 
remainder  of  the  program. 

2.  The  Commission  must  undertake  the  preparation  of 
map  studies  as  a basis  for  laying  out  its  proposed  Zones,  in- 
dicating in  colors  the  uses  of  the  various  areas,  the  percentage 
of  lot  area  occupied  by  present  buildings,  height  of  present 
buildings,  the  assessed  value  of  land,  etc.  Other  studies  will 
doubtless  follow,  and  all  will  prove  useful  not  alone  for  Zoning 
but  for  other  work  under  consideration  by  the  Commission. 

3.  A campaign  of  publicity  will  be  inaugurated  by  the 
City  Plan  Commission  in  order  that  all  phases  of  Zoning  may 
be  thoroughly  understood  and  discussed.  Authorized 
speakers  will  be  appointed  by  the  Commission  to  give  talks 
before  local  civic  organizations,  and  attempts  will  be  made  to 
form  neighborhood  organizations  in  all  parts  of  the  city  for 
discussion  of  their  own  city  planning  problems. 

4.  The  Commission  will  seek  information,  co-operation  and 
advice  from  real  estate  men,  architects  and  others  trained  by 
vocation  to  pass  judgment  on  the  features  of  Zoning,  as  well 
as  from  representative  citizens.  To  this  end  a questionnaire 
will  be  prepared  and  sent  to  such  persons,  asking  advice  as 
to  height  limits  for  various  types  of  buildings,  the  maximum 
area  of  a lot  which  should  be  occupied  in  various  sections  of 
the  city,  and  seeking  opinions  as  to  the  advantages  and  objec- 
tions to  the  establishing  of  a Zoning  Plan. 
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5-  The  Commission  proposes  to  confer  with  the  owners  of 
undeveloped  property  in  an  attempt  to  reach  an  amicable 
agreement  as  to  street  lines  and  the  type  of  development  of 
the  property  that  would  be  most  advantageous  to  the  city. 

6.  The  Commission  proposes  to  give  particular  attention 
to  the  problem  of  housing  for  wage  earners  and  will  encourage 
the  development  of  certain  undeveloped  sections  for  housing 
undertakings  and  the  laying  out  of  curbs,  sewers,  water  lines, 
etc.,  in  these  sections. 


When  the  work  of  the  Commission  has  advanced  sufficiently, 
a Zoning  Ordinance  will  be  drafted  and  public  hearings  will 
be  held  to  disciuss  it,  after  which  the  Ordinance  will  be  put 
into  its  final  form  and  presented  to  the  City  Council  for  adop- 
tion, together  with  maps  showing  the  location  of  the  three 
types  of  Zoning  districts. 

Respectfully  submitted, 


January  i,  1920. 


Henry  A.  Barker, 

Chairman. 

John  Hutchins  Cady, 

Secretary. 
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SEVENTH  ANNUAL  REPORT  OF  THE  CITY  PLAN 
COMMISSION  FOR  THE  YEAR  1920. 


To  the  Honorable,  the  City  Council  of  Providence : 
Gentlemen  : 

The  Seventh  Annual  Report  of  the  City  Plan  Commission 
is  respectfully  submitted  to  you  as  follows : 

In  its  last  report  the  City  Plan  Commission  advocated  the 
adoption  of  a Zoning  Plan  for  Providence,  and  laid  out  a pro- 
gram which  it  proposed  to  follow  looking  to  the  adoption  of 
such  a plan,  provided  it  received  authority  from  your  honor- 
able body  and  was  given  the  necessary  funds  for  the  work. 
The  program  was  to  consist  of  map  studies ; conferences  with 
real  estate  men,  architects  and  owners  of  property;  housing 
problems ; and  a general  campaign  of  public  information  on 
the  subject  of  City  Planning  and  Zoning. 

Neither  authority  to  proceed  with  the  Zoning  Plan  nor  any 
authorized  expenditures  have  yet  been  received  by  the  City 
Plan  Commission.  The  City  Council,  however,  last  July 
passed  a bill  referring  the  whole  question  of  Zoning  to  the 
Ordinance  Committee. 

Zoning  Progress. 

The  City  Plan  Commission  has  made  as  much  progress  with 
the  Zoning  Plan  during  the  past  year  as  was  possible  without 
adequate  funds.  It  has  acquired  a large  amount  of  literature 
from  other  cities,  and  has,  through  its  members,  given  consid- 
erable information  on  the  subject  to  a number  of  civic  organ- 
izations, several  of  which  have  held  meetings  for  the  express 
purpose  of  considering  the  Zoning  Plan.  Mr.  Flavel  Shurt- 
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leff,  Secretary  of  the  National  Council  of  City  Planning,  has 
also  spoken  in  favor  of  Zoning  at  a local  meeting. 

One  feature  of  Zoning  should  be  particularly  appealing  to 
all  taxpayers,  viz. : the  only  expenses  involved  are  for  the 
preparation  of  the  survey  and  the  drafting  of  the  ordinance. 
There  are  required  no  widening  and  extension  of  streets,  no 
sweeping  changes  in  the  character  of  existing  districts,  no 
condemnation  of  property.  The  Zoning  Plan  takes  for  its 
starting  point  the  city  as  it  exists  at  the  time  of  the  survey, 
and  establishes  districts  for  residences,  for  business  and  for 
industries  as  nearly  as  possible  in  accordance  with  existing 
conditions,  thereby  preserving  the  character  of  each  such  dis- 
trict against  the  invasion  of  buildings  of  an  alien  character 
which  would  have  a tendency  to  cause  a decrease  in  the  value 
of  existing  property.  At  the  present  time  there  is  nothing  to 
prevent  the  erection  of  a building  to  be  used  for  commercial 
purposes  on  a purely  residential  street.  Such  a building  may 
even  be  built  directly  on  the  sidewalk  line  and  may  occupy 
practically  the  entire  lot,  even  though  th^,  remainder  of  the 
lots  in  the  neighborhood  have  single-family  houses  built  upon 
them  which  are  set  back  uniformly  from  the  sidewalk.  Such 
a building  will  necessarily  partially  destroy  the  value  of  that 
neighborhood  as  a residential  district.  Once  this  neighborhood 
was  established  as  a residence  district  under  the  Zoning  Plan, 
the  erection  of  any  new  building  other  than  residences  would 
be  impossible,  until  a majority  of  the  property  owners  in  that 
particular  district  had  decided  that  a change  in  its  established 
character  had  become  advisable. 

Chief  Advantage  of  Zoning. 

The  four  chief  advantages  to  a city  of  a Zoning  Plan  are : 

1.  The  stabilizing  of  real  estate  values,  and  protection  of 

individual  property  investments  against  neighborhood 
deterioration. 

2.  Securing  the  most  comfort  for  residents  and  the  most 

efficiency  for  business  and  industrial  interests. 
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3-  Improving  the  city’s  appearance  by  the  introduction  of 
orderliness. 

4.  Reducing  the  municipal  expenditure  for  physical  improve- 
ment. 

Method  of  Zoning  City. 

The  first  step  looking  towards  a Zoning  Plan  is  the  prepara- 
tion of  a careful  survey  of  the  entire  city  with  regard  to  its 
present  districts  for  residences,  for  business,  and  for  indus- 
tries. When  this  survey  is  completed  and  the  results  plotted 
on  the  city  map,  defining  the  new  zones  is  a comparatively 
simple  undertaking. 

As  an  example  of  how  this  work  may  be  accomplished,  the 
City  Plan  Commission  has  prepared  map  studies  of  a typical 
district  in  the  city, — that  bounded  approximately  by  North 
Main  Street,  College  Street,  Brown  Street  and  Cushing  Street. 

The  first  map  (Plate  X),  which  is  used  as  the  starting  point 
for  the  survey,  shows  the  uses  to  which  every  lot  in  that  par- 
ticular district  is  put  at  present.  Residences,  clubs,  balls, 
public  buildings,  religious  buildings,  educational  buildings  and 
business  buildings  are  all  clearly  indicated.  It  is  apparent  at 
a glance  that  the  land  east  of  Congdon  Street  and  north  of 
Angell  Street  is  used  almost  entirely  for  single- family  resi- 
dences, while  the  land  south  of  Angell  Street  and  between 
Benefit  Street  and  North  Main  Street  is  used  to  a consider- 
able extent  for  religious  and  educational  purposes  and  for 
public  buildings.  West  of  North  Main  Street  the  land  is  used 
entirely  for  business  purposes. 

The  second  map  (Plate  XI)  shows  the  logical  manner  in 
which  this  particular  district  would  be  “zoned”  as  to  the  use 
of  the  land.  The  district  east  of  Congdon  Street  and  north 
of  Angell  Street,  as  well  as  certain  other  portions  of  this  dis- 
trict, would  be  assigned  to  the  first  zone;  i.  e.,  the  zone  in 
which  only  single-family  residences  could  hereafter  be  built. 
Certain  lots  within  this  zone — those  occupied  by  churches  and 
other  buildings,  are  made  isolated  second  zones.  The  district 
south  of  Angell  Street,  and  between  Congdon  Street  and  North 
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Main  Street,  is  for  the  most  part  assigned  to  the  second  zone, 
in  which  could  be  built  any  kind  of  a dwelling  as  well  as 
churches,  educational  buildings,  clubs,  public  buildings,  small 
shops,  etc.  The  district  west  of  North  Main  Street  is  assigned 
to  the  third  or  business  zone.  No  districts  in  the  fourth  or 
fifth  zones  are  included  in  this  particular  map. 

The  third  map  (Plate  XII)  shows  how  this  same  district 
would  be  zoned  as  to  height  and  area.  The  territory  lying 
east  and  north  of  Congdon  Street  and  Angell  Street  would  be 
limited  as  to  the  height  of  buildings  to  35  feet.  The  territory 
lying  to  the  west  and  south  of  these  streets  to  a line  midway 
between  Benefit  Street  and  North  Main  Street  would  be 
limited  to  a height  of  40  feet,  and  so  on, — the  maximum 
allowable  height  being  no  feet. 

Similarly,  the  area  east  and  north  of  Congdon  Street  and 
Angell  Street  would  be  included  in  “A”  district,  which  provides 
that  no  building  in  this  district  shall  exceed  60%  of  the  whole 
lot  in  the  case  of  corner  lots,  or  50%  of  the  whole  lot  in  the 
case  of  interior  lots,  and  makes  further  provision  as  to  the 
minimum  size  of  rear  yards  and  side  yards.  The  territory 
lying  west  and  south  of  Congdon  Street  and  Angell  Street,  to 
a line  midway  between  North  Main  Street  and  Benefit  Street 
would  be  assigned  to  “B”  district,  with  provisions  that  no 
building  should  exceed  75%  of  the  lot  in  the  case  of  corner 
lots,  or  60%  in  the  case  of  interior  lots.  The  remaining  terri- 
tory on  the  map  would  be  assigned  to  “C”  district,  which 
allows  practically  the  entire  lot  to  be  occupied  under  certain 
conditions. 

Importance  of  Zoning. 

The  City  Plan  Commission  renews  its  willingness  to  under- 
take this  work,  and  again  asks  for  funds  for  the  purpose.  The 
Commission  is  convinced  that  Zoning  is  the  most  important 
element  in  City  Planning  and  one  that  will  doubtless  bring 
the  greatest  results  for  the  least  expenditure  of  money. 

Public  Garden  Area  in  Danger. 

The  City  Plan  Commission  has  noted  with  chagrin  the  in- 
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tention  of  the  City  Council  to  offer  a section  of  the  “Public 
Garden”  land  in  front  of  the  State  House,  bounded  by 
Francis,  Gaspee  and  Promenade  Streets  to  the  American 
Legion  for  the  erection  of  a Memorial  Building,  provided 
favorable  legislative  action  may  be  obtained  from  the  State. 

This  criticism  on  the  part  of  the  City  Plan  Commission  in 
no  wise  reflects  on  the  worthiness  either  of  the  offer  of  the 
City  Council  or  of  the  purpose  for  which  the  offer  is  made. 

The  lot  in  question,  however,  is  one  which  was  formally 
dedicated  for  park  purposes  by  the  City  of  Providence  in  the 
year  1904,  in  obedience  to  petitions  of  many  organizations 
and  hundreds  of  citizens,  as  a special  safeguard  to  an  area  that 
was  already  public  property;  and  it  is  a commonly  and  wisely 
accepted  principle  that  land  dedicated  for  park  purposes  shall 
not  be  diverted  or  alienated  from  such  use  by  the  public,  ex- 
cept for  extraordinary  public  necessity. 

The  history  of  the  acrimonious  contest  that  was  waged  over 
this  public  land  for  nearly  a score  of  years,  and  which  divided 
our  citizens  into  two  hostile  camps,  but  which  finally  resulted 
in  the  creation  of  City  Hall  Park,  the  development  of  Exchange 
Place,  and  the  setting  aside  of  this  very  Public  Garden  area 
may  very  properly  warn  us  against  the  recurrence  of  such  a 
controversy,  and  a question  which  was  thought  to  have  been 
settled  for  all  time. 

Three  years  ago  another  part  of  the  “Public  Garden”  land 
was  taken  by  the  city  for  the  erection  of  a fire  alarm  signal 
station,  and  thereby  a very  dangerous  precedent  was  estab- 
lished (See  Page  37,  Fourth  Annual  Report).  To  say  that 
the  erection  of  any  building  on  the  lot  bounded  by  Francis, 
Gaspee  and  Promenade  Streets  will  be  a hindrance  to  the  im- 
provement of  the  approach  to  the  State  House  is  to  put  the 
matter  mildly.  There  is  no  place  in  the  plan  for  the  develop- 
ment of  this  area  adopted  by  the  Joint  Committee  of  the  State 
and  the  City  for  any  building  whatsoever.  And  however 
beautiful  such  a building  may  be  made,  it  will  be  entirely  out 
of  place  with  its  surroundings.  The  City  Plan  Commission 
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tention  of  the  City  Council  to  offer  a section  of  the  “Public 
Garden”  land  in  front  of  the  State  House,  bounded  by 
Francis,  Gaspee  and  Promenade  Streets  to  the  American 
Legion  for  the  erection  of  a Memorial  Building,  provided 
favorable  legislative  action  may  be  obtained  from  the  State. 

This  criticism  on  the  part  of  the  City  Plan  Commission  in 
no  wise  reflects  on  the  worthiness  either  of  the  offer  of  the 
City  Council  or  of  the  purpose  for  which  the  offer  is  made. 

The  lot  in  question,  however,  is  one  which  was  formally 
dedicated  for  park  purposes  by  the  City  of  Providence  in  the 
year  1904,  in  obedience  to  petitions  of  many  organizations 
and  hundreds  of  citizens,  as  a special  safeguard  to  an  area  that 
was  already  public  property;  and  it  is  a commonly  and  wisely 
accepted  principle  that  land  dedicated  for  park  purposes  shall 
not  be  diverted  or  alienated  from  such  use  by  the  public,  ex- 
cept for  extraordinary  public  necessity. 

The  history  of  the  acrimonious  contest  that  was  waged  over 
this  public  land  for  nearly  a score  of  years,  and  which  divided 
our  citizens  into  two  hostile  camps,  but  which  finally  resulted 
in  the  creation  of  City  Hall  Park,  the  development  of  Exchange 
Place,  and  the  setting  aside  of  this  very  Public  Garden  area 
may  very  properly  warn  us  against  the  recurrence  of  such  a 
controversy,  and  a question  which  was  thought  to  have  been 
settled  for  all  time. 

Three  years  ago  another  part  of  the  “Public  Garden”  land 
was  taken  by  the  city  for  the  erection  of  a fire  alarm  signal 
station,  and  thereby  a very  dangerous  precedent  was  estab- 
lished (See  Page  3 7,  Fourth  Annual  Report).  To  say  that 
the  erection  of  any  building  on  the  lot  bounded  by  Francis, 
Gaspee  and  Promenade  Streets  will  be  a hindrance  to  the  im- 
provement of  the  approach  to  the  State  House  is  to  put  the 
matter  mildly.  There  is  no  place  in  the  plan  for  the  develop- 
ment of  this  area  adopted  by  the  Joint  Committee  of  the  State 
and  the  City  for  any  building  whatsoever.  And  however 
beautiful  such  a building  may  be  made,  it  will  be  entirely  out 
of  place  with  its  surroundings.  The  City  Plan  Commission 
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PLATE  XIII— SUGGESTED  IMPROVEMENTS  IN  THE  CIVIC  CENTER. 


urges  the  City  Council  to  find  a site  for  the  American  Legion 
in  a more  suitable  location.  (See  note  on  Page  57.) 

Proposed  Improvements  in  the  Center  of  the  City. 

Attached  to  this  report  is  a plan  showing  various  suggested 
improvements  in  the  center  of  Providence,  certain  of  which 
have  been  recommended  in  previous  reports  but  which  are 
now  assembled  together  for  the  first  time  on  one  sheet.  (Plate 
XIII.) 

The  most  important  feature  of  this  plan  is  the  bridging  of 
a portion  of  the  river  back  of  the  present  fire  station,  and  the 
extension  of  Exchange  Terrace  to  Post  Office  Square.  This 
change  will  give  direct  access  from  Waterman  Street  to  the 
Union  Station,  and  will  be  of  very  great  convenience  to  the 
Express  Company  and  Baggage  Transfer  Company  from  the 
station  to  north  and  east  sections  of  the  city.  This  proposal, 
which  originated  many  years  ago,  is  the  only  conspicuous 
feature  of  the  plan  for  improvement  of  Exchange  Place  and 
Post  Office  Square  that  has  not  yet  been  carried  out. 

Another  change  suggested  shows  the  removal  of  the  build- 
ings now  located  between  Westminster,  Exchange,  and  Dyer 
Streets,  and  the  placing  thereon  of  a new  public  building,  so 
located  that  Westminster  Street  will  be  widened  at  this  con- 
gested point.  Favorable  locations  for  three  other  public  build- 
ings in  this  immediate  neighborhood  is  also  shown. 

Changes  in  street  lines  are  also  indicated  for  the  lower  end 
of  Fountain  Street  and  the  lower  end  of  Pine  Street,  while 
Dyer  Street  and  South  Water  Street,  which  are  both  greatly 
congested  at  the  present  time,  are  shown  nearly  double  their 
present  width. 

Harbor  Fronts. 

A matter  which  should  be  given  early  consideration  by  the 
City  and  which  is  a very  important  part  of  the  comprehensive 
City  Plan  upon  which  the  Commission  is  working,  is  the  mat- 
ter of  the  treatment  of  the  water  fronts  of  Providence.  Where 
residental  sections  closely  adjoin  harbor  front  business,  as  in 
the  vicinity  of  Allen’s  Avenue,  India  Street  and  Gano  Street, 
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their  separation  should  be  brought  about  by  changes  of  grades 
and  levels,  with  parkways  provided  at  the  terraced  upper 
levels;  such  a condition  already  prevails  for  a short  distance 
over  India  Street,  and  a similar  arrangement  is  contemplated 
in  the  Washington  Park  section  of  Providence,  and  both  are  in 
accordance  with  the  practice  adopted  by  most  of  the  important 
commercial  cities  in  the  world. 

On  the  plan  which  accompanies  this  report  (Plate  XIV)  is 
indicated  a new  suggested  highway  connecting  Tockwotton 
street  with  Blackstone  Park.  This  highway  adjoins  Tock- 
wotton Park,  whence  it  is  carried  northward  between  Ives 
Street  and  Gano  Street,  past  Roger  Williams  Square,  thence 
via  East  George  Street  and  Pitman  Street  to  East  River  Street 
which  is  curved  in  a way  to  make  an  easy  approach  to  Red 
Bridge,  and  is  carried  from  there  into  Blackstone  Park.  This 
highway  between  Tockwotton  Park  and  Gano  Street  is  planned 
to  be  at  high  level.  On  the  side  of  the  highway  towards  the 
water  would  be  a parkway.  Such  a highway  would  thus  be 
in  the  nature  of  a buffer,  which  would  serve  to  protect  a very 
important  residential  district  from  the  invasion  of  water  front 
business. 

Incorporated  in  this  general  project  is  the  acquiring  of 
the  property  of  the  American  Ship  Windlass  Company,  now 
idle,  which  would  be  converted  into  a park  with  place  for  a 
tunnel  portal  for  future  necessary  extension  of  the  East  Side 
subway.  This  arrangement  will  make  an  attractive  entrance  to 
the  city  from  Red  Bridge ; greatly  improve  the  present  de- 
plorable traffic  condition  at  this  point ; add  much  residentia1 
valuation  by  the  fitting  completion  of  Blackstone  Park ; am’ 
secure  the  opportunity  for  the  future  widening  of  the  Seekonk 
Channel  as  desired  by  the  government. 

New  Bridge  and  Docks  Needed. 

Besides  the  harbor  front  matters  above  referred  to,  pro- 
vision should  soon  be  made  for  the  eventual  construction  o 
a new  bridge  across  the  river,  between  Crawford  Street  Bridge 
and  Point  Street  Bridge,  and  a new  system  of  docks  in  the 
upper  harbor  should  replace  the  present  antiquated  ones. 
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Such  a bridge  would  not  only  be  in  itself  a great  public 
convenience  and  a relief  to  Crawford  Street  Bridge  and 
Market  Square,  but  the  accompanying  extension  of  the  present 
system  of  open  squares  southward,  would  rejuvenate  and 
add  immensely  to  the  value  and  usefulness  of  a great  amount 
of  business  property  on  both  sides  of  the  river,  and  incidentally 
provide  central  parking  area  for  many  hundreds  of  auto- 
mobiles. It  would  probably  be  a civic  improvement  com- 
parable to  and  no  less  important  than  the  earlier  ones  brought 
about  by  the  bridging  of  Crawford  Street  Bridge  and  Post 
Office  Square. 

These  are  only  a few  of  the  matters  which  the  City  Plan 
Commission  is  considering,  and  which  it  will  present  in  more 
tangible  form  within  the  next  year,  provided  adequate  funds 
are  made  available  for  the  purpose. 

Respectfully  submitted, 

Henry  A.  Barker, 

Chairman. 


January  3,  1921. 


John  Hutchins  Cady, 

Secretary. 


Note:  The  Act  before  the  General  Assembly  to  allow  the  City  of 

Providence  to  deed  park  land  to  a private  organization  for  a Memorial 
Building,  referred  to  on  page  54  of  this  report,  was  defeated.  The  park 
land  is  shown  in  Plate  XV. 
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APPENDIX. 


A summary  of  projects  undertaken  by  the  City  Plan  Commission 
since  its  inception  in  1914. 

The  numbers  in  parentheses  indicate  the  years  of  the  Annual  Re- 
ports in  which  the  projects  were  expounded. 

Highway  Projects. 

West  Side  Cross  Town  Street  from  Woonasquatucket  Valley  freight 
yard  to  State  Dock  on  Allen’s  Avenue  via  Davis  Park,  Arthur  Avenue, 
Winter  Street  and  Lockwood  Street,  (l,  3.) 

South  Providence  Highway  between  Eddy  Street  and  Allen’s  Avenue, 
from  Henderson  Street  to  New  York  Avenue.  (1,  2,  3.) 

Highway  between  Roger  Williams  Park  and  Fort  Independence.  (2.) 

Highway  improvement  between  South  Main  Street,  India  Point  and 
Washington  Bridge.  (1,  2.) 

Buffer  Highway  between  Tockwotton  Park  and  Blackstone  Park,  in- 
cluding improvements  at  Red  Bridge.  (7.) 

Park  and  Section  Development. 

Public  Garden  Improvement.  Study  of  the  territory  between  State 
Capitol,  R.  I.  College  of  Education  and  Union  Passenger  Station,  in- 
cluding street  changes,  location  of  plaza,  and  changes  in  freight  yards. 
(1,  2,  3,  7.) 

Northwest  Section  Development  including  replatting  of  undeveloped 
territory  between  Smith  Street,  Academy  Avenue,  Chalkstone  Avenue 
and  the  city  line;  extension  of  Mount  Pleasant  Avenue;  and  extension 
of  the  Pleasant  Valley  Parkway.  (1,  3,  4,  5.) 

Woonasquatucket  Valley  Improvements.  (3,  4.) 

Playground  Sites.  Study  of  two  sites  for  proposed  playground  in 
6th  Ward,  located  respectively  on  Burgess  Cove  and  Richardson  Street. 
(L) 

Legislation. 

“ Excess  Condemnation”  and  “Deferred  Projects.”  (l,  3,  4.) 

“ Zoning A plan  for  establishing  Use,  Area  and  Height  districts  in 
the  city  of  Providence.  (6,  7.) 

Miscellaneous. 

Civic  Center  Improvements  including  the  extension  of  Exchange 
Terrace  to  Post  Office  Square;  widening  of  South  Water  Street  and 
Dyer  Street  and  portions  of  South  Main  Street,  Westminster  Street 
and  Pine  Street ; suggested  locations  for  future  public  buildings ; and 
suggested  spaces  for  the  parking  of  automobiles.  (4,  7.) 

Fire  Alarm  Signal  Station  Site.  (4.) 
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